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1.0 INTRODUCTION

1.1 PURPOSE

This environmental impact report (EIR} has been prepared according
to the requirements set forth by the City of Chula Vista and the Cali-
fornia Environmental Quality Act (CEQA) of 1970, as amended. It is
an informational document intended for both the decision maker and the
public and, as such, it represents the relevant information concerning
the proposed Bayfront Specific Plan.

The subject of this EIR is the adoption of the Bayfront Land Use
Plan as a general plan amendment and specific plan. The Bayfront Land
Use Plan was prepared to satisfy the Local Coastal Program (LCP) re-
quirements of the California Coastal Act. No EIR was prepared on the
LCP because the adoption of the LCP was exempt from CEQA provisions.
Despite that exemption, the implementation of the LCP by the City of
Chula Vista is subject to CEQA provisions and, thus, requires the prepa-
ration of an EIR.

This EIR presents a worst-case analysis of impacts based on devel-
opment in accordance with the proposed general plan amendment (GPA),
Prior to development, the property would be subject to tentative and
final subdivision map approval. Discretionary approval of the proposed
project is the responsibility of the City of Chula Vista.

This report is Intended to serve as a master environmental assess-
ment, as described in Section 15069.6 of the CEQA Guidelines. This docu-
ment provides an environmental data base of the resources and constraints
of the project area and addresses the environmental impacts of the pro-
posed project, along with its cumulative effects in relationship to other
existing or proposed developments in the region. This master report will
facilitate future environmental review of subsequent development plans by
providing a data base to determine the scope of the additional environ-
mental documentation required for each individual project.

Potentially significant issues have been addressed in this EIR.
They include geology, soils, landform and visual quality, noise, biologi-
cal resources, archaeology, land use, community infrastructure, utili~
ties, transportation/circulation, air quality, and hydrology/water qual-
ity. For each major topic under analysis, a discussion is presented of
project setting, potential or probable impacts, mitigation measures, and
analysis of significance. Significant environmental effects which cannot
be avoided if the project is implemented are also identified within the
mitigation section under each topic and in Section 4.0. Cumulative im-
pacts are also described in the impact discussion under each issue topic.

The requirements described in the State CEQA Guidelines, Title 14,
Article 9, of the California Administrative Code, were followed in the
preparation of the EIR. A brief summary of the proposed project and its
consequences are contained within the Executive Summary (Section 1.2) of
the report as required by Section 15140 of the guidelines. In accordance
with Section 15142, a description of the environmental setting both on
and adjacent to the proposed project site is given in the project setting



of the Land Use section. The relationship of the proposed project to the
surrounding area projects and fand uses is evaluated in the Land Use,
Traffic, Community Infrastructure, and other appropriate sections. Other
topics required by Section 15143 of the guidelines which describe the
environmental impacts of the project occur in the report as outlined in
the Table of Contents. The technical and supporting material discussed
and cited in the text are listed in the References Cited section of this
report or are inciuded in the appendices, as outlined in the Table of
Contents.

1.2 EXECUTIVE SUMMARY

1.2.1 Project Description

The 790-acre Bayfront Planning Area is located within the
City of Chula Vista west of Interstate 5 between C and Palomar streets.
San Diego Unified Port District lands lie to the west and north, with
National City and Chula Vista on the north and east, respectively. The
area lies within the coastal plain and exhibits very little topographic
relief. The dominant land uses include nearly built out industrial oper-
ations south of G Street, agriculture {Vener Farms), and vacant fill
areas to the north. Several areas containing wetlands (e.g., Sweetwater
Marsh) also dominate the landscape.

The existing land use designations are indicated in the Chula
Vista Bayfront Land Use Plan, which has been approved by the California
Coastal Commission and the Chula Vista City Council. These land uses
will be implemented upon approval by the Coastal Commission and City of
Chula Vista of the proposed specific plan, which this report addresses.
The specific plan will supersede the provisions of the existing zoning
ordinance. The City of Chula Vista proposes to adopt the Bayfront Land
Use Plan as a general plan amendment, specific plan, and revisions to the
Subdivision Ordinance, thus allowing the plan to be implemented.

The specific plan proposes several types of new development
for the Bayfront, predominantly within the agricultural and vacant areas
north of G Street. These uses include multi-family residential units at
three locations, highway-related commercial in four areas, commercial
office park in three locations, marine-related commercial use at the
northern boundary, a hotel, an area of specialty retail, industrial busi-
ness park, neighborhood parks and public open space, landscaped parking
areas, infill areas of general industrial, and several wetland areas.

1.2.2 Environmental Analysis

The environmenta! impacts of the proposed project are summa-
rized below. More detailed discussions of the impacts and mitigation
measures for each issue are contained in Section 3.0 of this report.

a. Geology

Although several faults exist in the vicinity of the
site, no faults traverse the site itself. This factor, combined with the
general quiescence of seismic activity in the area, limits the potential



for fault displacement on the site. The potential for ground shaking is
not considered to be significantly greater than any other location within
southern California. Potential liguefaction impacts exist because of the
characteristics of the sand and silt deposits and high water table which
occur over portions of the area. Prior to final project design, addi-
tional test borings are recommended (particularly in the D Street fill
area). Adherence to appropriate building codes will also reduce the
potential hazard for ground shaking.

b. Soils

The designation of land uses on the project site for the
most part avoid those areas which pose constraints due to the soil char-
acteristics. However, development is proposed for areas containing fill,
which could create impacts due to differential settling and liquefaction.
Remedial measures for development on the D Street fill and portions of
Gunpowder Point are proposed as mitigation to limit these impacts.
Further analysis of the fill areas is also recommended when specific
building designs are known.

c. Landform and Visual Quality

The proposed project will significantly alter the visual
character of the project area and, because of the height of structures,
block views from I-5 to San Diego Bay. However, the proposed development
of the Bayfront would do much to enhance the degraded visual quality
associated with the existing land uses. The specific measures discussed
in the Land Use Plan have attempted to integrate the proposed uses with
the surrounding natural features of the site. Implementation of the plan
will also result in numerous parks at points of visual access along the
edge of wetlands and San Diego Bay. The mitigation provided as design
measures in the plan will reduce the visual impact; however, the visual
change will remain significant.

d. Noise

The major source of noise is from vehicular traffic
associated with 1{-5. However, a rise in elevation is adjacent to the
freeway from D Street to H Street, which serves as a barrier to the
traffic noise. Future development of the project will result in traffic
volumes along Tidelands Avenue, E Street, and F Street that will be great
enough to create noise in residential areas In excess of the «city's
standard (65 dBA). However, these impacts can be mitigated thorugh the
construction of solid masonry walls along the roadways adjacent to resi-
dential areas. The specific height and location will be determined
during the subdivision phase of future development.

e. Biology

A major portion of the project includes valuable wetland
habitat (about 200 acres, listed in Table 4}, An extensive mitigation
program has been incorporated into the project to substantially lessen
impacts to biological resources. Further reductions to biological
effects could be achieved through the implementation of a less intense



development. This alternative is not considered necessary for bioclogical
reasons or feasible from an economic viewpoint.

f. Archaeological/Historical Resources

Development of the Bayfront project area would impact
several archaeological sites by destroying them through grading, fill,
and other construction-related activities. The unmitigated loss of the
resources would constitute a significant impact. Salvage excavation is
recommended prior to any development of the property to mitigate resource
impacts to a level of insignificance.

g. Land Use

The Bayfront Specific Plan will designate a number of
land uses which are different than those that exist in the northern part
of the plan area. As a result, plan implementation will alilow the con-
version of agriculture and vacant land to the plan uses. The plan area
is isolated from other development on the north and west by water and on
the east by 1-5. The existing industrial land use in the southern part
of the Bayfront Plan was integrated with the Midbayfront portion by
locating business park uses in the adjacent area. Therefore, the plan is
not expected to conflict with neighboring uses. In addition, the north-
ern part of the plan is designed to provide an integrated community with
residential, commercial, industrial, park, and recreation uses. There-
fore, no significant land use impacts are anticipated.

h. Community Infrastructure

Community infrastructure relates to schools; fire pro-
tection, police service, Ilibrary facilities, hospitals, solid waste
disposal, and public transportation. Development of the Bayfront area as
proposed would contribute to the cumulative impact of new development on
each of the affected services. However, none of the impacts are consid-
ered significant since measures are available to mitigate the potential
impacts.

i. Utilities

The affected utilities addressed in the body of the
report include water, sewer, and electricity and natural gas distribu-
tion. Implementation of the Bayfront plan would contribute to the cumu-
lative impact of new development on each of the utilities providing these
services. The cumulative impact to the water supply in the San Diego
region is considered significant. The potential impact to the other
utilities will not result in a significant impact, as each of the utili-
ties will be able to provide adequate service. Conservation measures
will be incorporated in the final design of the project.

jo Transportation and Circulation

Implementation of the Bayfront Specific Plan will improve
the circulation access into the Bayfront by extending Tidelands Avenue
across Sweetwater Marsh, extending E and F streets westerly to Gunpowder



Point and Tidelands Avenue, and providing access onto the D Street fill.
The plan will also provide pedestrian/bicycle routes throughout the
Bayfront, integrate trolley and bus service into the area, and encourage
other private modes of transportation to Bayfront users. The ultimate
overall circulation system will have the capacity to adequately handle
the generated traffic volumes. Potential significant impacts are antici-
pated at peak hour principally at the E Street/lI-5 interchange. The
project proposes widening of the E Street bridge, extended loop ramps at
Bay Boulevard, and ramp connection to Route 54, which will reduce this
impact. However, the traffic study further recommends staggering work
shifts in the Bayfront area to further improve congestion at critical
intersections. If this mitigation measure and the other proposed
improvements are implemented, no significant impacts are expected.

k. Air Quality

The proposed project is in substantial conformance with
the redevelopment plan used in developing Regional Air Quahty Strategies
{RAQS), and therefore, the specific plan will result in emissions which
were anticipated as part of RAQS. Therefore, the project will not result
in a significant impact to regional air quality.

l. Hydrology and Water Quality

Development of the site would alter both the existing
hydrologic conditions and the water quality associated with the marsh and
upland areas. Although the change in the drainage pattern is not ex-
pected to result in any flooding problems, it could impact the existing
water quality associated with several of the marsh areas. The increased
urban development over the site could also alter the existing chemical
concentration and constituents of the water which is carried into the
wetlands. Mitigation proposed as part of the project includes a storm-
drain system which would preclude drainage directly into the wetland
habitat without adequate filtering of sediments or trapping of pollu-
tants. As a result, these water—quality impacts are not considered
significant.

m. Growth Inducement

Since there is no undeveloped land adjacent to the proj-
ect site, the Bayfront Specific Plan will not induce growth through the
extension of utilities and services. Furthermore, the project is in-
cluded in the Series 6 population forecasts. Therefore, the plan uses
will create a demand for housing and other services, which will be accom-
modated in the future.

n. Project Alternatives

The alternative section addresses three alternatives: no
project, delay of project, and less intense development. The no project
alternative will avoid all the significant impacts associated with the
project, while the delay in project will offer no advantage in reducing
potentially significant impacts. The alternative of less intense devel-
opment would further reduce the project's effects on the visual and



biological resources of the wetland areas adjacent to San Diego Bay.
Because this alternative would not eliminate any significant biological
impacts an because it is not viable from an economic viewpoint, it is not
considered feasible.



2.0 PROJECT DESCRIPTION

2.1 PROJECT LOCATION

The Bayfront project covers approximately 790 acres along the San
Diego Bay in the City of Chula Vista. It is west of Interstate 5 (1-5),
located between the Sweetwater River on the north and Palomar Street on
the south. West of the project site is San Diego Bay. About a mile to
the east is downtown Chula Vista, with the U.S./Mexican border about six
miles to the south (Figures 1 and 2). The Metropolitan Transit Develop-
ment Board trolley line is adjacent to 1-5 on the east, and the San Diego
and Arizona Eastern (SD&AE} railroad is adjacent to [-5 on the west.

Nearly ail of the southern half of the project site is currently
deveioped in industrial land use, principally Rohr Corporation and the
San Diego Gas & Electric (SDGSE) South Bay Power Plant. The northern
half of the property is made up mostly of agriculture (100 acres} and
salt~-marsh wetlands (200 acres). Immediately north of the project site
is the City of National City, and in the same vicinity east of 1-5,
construction has begun on the joint U.S. Army Corps of Engineers and
Caltrans Sweetwater River Flood Control Channel and Highway 54 develop-
ment. This project has a relztionship to the Bayfront plan through its
wetlands mitigation program. The San Diego Unified Port District has
jurisdiction of all tidelands located between the mean high tide line and
the City of Chula Vista's western boundary. The area under Port District
jurisdiction is within the City of Chula Vista and is adjacent to the
Bayfront project on the west; however, it is included in the Master Plan
for the Port District and, therefore, is not part of this project.

2.2 PROJECT CHARACTERISTICS

The City of Chula Vista proposes to adopt the Bayfront Land Use
Plan as a GPA, specific plan, and revisions to the Subdivision Ordinance
to include the specific plan. The specific plan will supersede the
zoning for the plan area. The Bayfront Land Use Plan (LUP) was prepared
to satisfy the LCP requirements of the California Coastal Act. No EIR
was prepared for the LUP because adoption of the LUP was exempt from
CEQA. However, implementation of the LUP by means of a new specific plan
to be adopted by the city is subject to CEQA and, thus, requires an EIR.

The Bayfront Land Use Plan has been divided into six subareas (Fig-
ure 3). Subarea 1 is located at the northernmost part of the plan area
and encompasses all of the D Street fill. Subarea 2 includes Gunpowder
Point and the two levees leading to it from the main upland area {Subarea
3). Subarea 3 includes all the plan area above mean high tide, generally
between G and D streets, and is also referred to as the Midbayfront.
This area is coincident with the major amount of agricultural activity
occurring within the project boundaries. Subarea 4 covers most of the
wetland areas, including the = Street marsh, Vener Pond, Sweetwater
Marsh, and the connector marsh between the Sweetwater and Paradise
marshes. Subarea 5 is the area generally south of G Street and north of
L Street between mean high tide and 1-5. Nearly all of this area is
developed as industrial, with Rohr Corporation and the northern part of
the South Bay Power Plant covering most of the subarea. Subarea 6
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includes the area within the city limits south of L Street between mean
high tide and 1-5, which is the remaining part of the South Bay Power
Plant and an inland area east of I|-5, northeast of the intersection of
Broadway and C Street. This inland parcel is almost completely vacant.

The plan has five major provisions: Land Use and Intensity; Circu-
lation and Public Access; Utilities and Areawide Grading; Environmental
Management; and Physical Form and Appearance. The plan contains discus-
sions on other topics, including subarea site-specific development and
design provisions, the relationship of the plan to coastal policies, and
implementation of the plan. This section of the EIR will summarize the
five major provisions of the plan, with the entire specific plan avail-
able for review in Appendix B.

The Land Use and Intensity provision of the plan culminates in the
land use plan map (Figure 4). The intent of the plan is to provide for a
variety of uses which complement the site and yet minimize the impacts to
wetland areas. As a result, the wetland areas are for the most part
designated open space. The land uses and acreage in each subarea is
indicated in Table 1. Within Subarea 1 at the northern part of the plan,
two marinas and related land uses are planned, both of which gain water
access through the Sweetwater River Flood Control Channel. Immediately
south of the marinas, south of Marina Vista Road, is a residential area
with allowable densities ranging from 15 to 30 dwelling units per net
acre. Within the southwest corner of the subarea, a water barrier is
proposed to isolate a 10-acre least tern preserve (approximately five
acres are within the plan and five acres are in the Port District). The
minimum water barrier width is 25 feet and includes 9.6 acres, a portion
of which is also within the San Diego Unified Port District jurisdiction.

South of Subarea 1 is Subarea #, which includes the wetland areas
mentioned previously. Subarea 2 (40.9 acres) is coincident with Gun-
powder Point, an area planned as a resort hotel site covering about 14
acres. The plan allows for approximately 3400 rooms, conference facili-
ties, and commercial support uses for the hotel. The remaining 26.9
acres is devoted to 9.3 acres of wetland buffer, an 8-acre park, and 9.6
acres of restored upland habitat. Access to Gunpowder Point is via two
existing levees, the southern one of which will serve as primary access,
while the other will only provide emergency access. The primary access
will be improved to two lanes to minimize impacts to adjacent wetland

areas.

Subarea 3 is the largest undeveloped area within the plan (190
acres). Along the eastern boundary of the subarea between 1-5 and the
SD&AE railroad are two areas of highway commercial north and south of
E Street totaling 20 acres. North of these commercial areas is a neigh-
borhood park. Between |-5 and the railroad south of F Street is an
office park area of 12 acres. The railroad and SDGEE power-line
right-of-way is proposed as a landscaped parking area throughout the
Bayfront plan. At the northeast corner of E Street and Tidelands Avenue
is another highway commercial area. South of this commercial designation
is 17.5 acres of proposed office park. Located west of this area is a
neighborhood park and an open space area to preserve a freshwater wet-
land. Further west, at the northeast corner of F Street and Tidelands

11
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SUMMARY OF PROPOSED LAND USES BY SUBAREA

TABLE 1

Total Subarea Acreages
Land Use Acres 1 2 3 4 5 6
Industrial
General 260.9 - - - - 152.1 108.8
Business park 19.2 - - 10.2 - 9.0 -
Subtotal 280.1
Residential 5.6 19.0 - 26.6 - - -
Commercial
Office park 6.7 - - 46.7 - - -
Highway-related 23.4 - - 20.3 - 3.1 -
Marine-related 21.1 21.1 - - - - -
Specialty retail 8.0 - - 8.0 - - -
Hotel 14.0 - - - 14.0 - -
Subtotal 113.2
l.andscaped parking/
right-of-way 41.2 - - 20.0 - 21.2 -
Public open space
Wetlands 222.5 9.6 - 19.0 184.0 9.9 -
Wetland buffers 33.8 9.0 9.2 15.6 - - -
Upland resources 14.9 5.3 9.6 - - -
Par'kS 39-0 2.0 8-0 26-3 - 2.7 -
Subtotal 310.2
TOTAL 790.3 66.0 26.8 192.7 198.0 198.0 108.8




Avenue, is a residential designation. At the southeast corner of F
Street and Tidelands Avenue is an open space area for the preservation of
a saltwater marsh. East of the open space area is a 10.2-acre industrial
business park area. At the northern end of Subarea 3 west of Tidelands
Avenue is a commercial office park area, neighborhood park, and wetland
buffer area. South of the office park designation is an 8-acre area of
specialty retail commercial along with a neighborhood park and wetland
buffer zone to the west. Further to the south is an 18.1-acre residen-
tial area, another neighborhood park, and wetland buffer zone.

Most of Subarea 5 is currently developed as industrial land and is
designated the same except for a small area of highway commercial located
at the J Street interchange and an open space park south of Tidelands
Avenue. South of the park is a small wetland area. All of Subarea § is
designated general industrial, most of which is currently developed as
industry.

There are two other major projects in the project vicinity. They
are the combined Route 54/Sweetwater River Flood Contro! Channel Joint
Caltrans/U.S. Army Corps of Engineers Project (Figure #). This project,
with the Corps acting as lead agency, was approved by the California
Coastal Commission in April of 1983. The project includes construction
of State Highway 54 from Interstate 805 (I-805) to I-5, along with an
interchange with 1-5 and construction of a flood-control channel from
Bonita Mesa Road near 1-805 to San Diego Bay. The flood-control channel
will generally occupy the median between the eastbound and westbound
lanes of Route 54. The project also includes widening a portion of -5
in the vicinity of the interchange. Construction recently began early in
1984.

The Bayfront Specific Plan is adjacent to the San Diego Unified
Port District on its western boundary. The Port District jurisdiction is
defined as those lands lying within the tide and submerged land along San
Diego Bay, with the tide line defined as the mean high tide. Therefore,
the Bayfront Specific Plan does not include those lands within the
jurisdiction of the Port. However, cooperation and coordination will be
necessary to implement the Bayfront Specific Plan.

The Circulation and Public Access provision of the plan was
designed with several objectives in mind; the major criteria include:

a. Providing good regional access to the Bayfront

b. Locating roadways to minimize impacts to wetlands

c. Reducing the need for automobile travel by providing comple-
mentary public transit

d. Providing pedestrian and bicycle circulation within the
Bayfront area and connection to areas east of |-5.

The backbone of the circulation system is the northward extension
of Tidelands Avenue as a divided six-lane roadway, except where Tidelands
Avenue crosses Sweetwater Marsh. |In this location, the road narrows to
two lanes. Within Subarea 1 the major access road is Marina Vista Road,
a four-lane divided road extending westward from Tidelands Avenue. East
of Subarea 1 the Bayfront circulation system proposes a ramp system to

T4



connect Tidelands Avenue with Highway 54 and [-5. E Street, a six-lane
road, will provide the major access to the Bayfront from 1-5. The E
Street interchange with 1-5 is proposed to be widened from six lanes at
83 feet to seven to nine lanes and a large pedestrian crossing at 130
feet. Gunpowder Point Drive is proposed to extend westward from Tide-
lands Avenue to provide access to Gunpowder Point. Where Gunpowder Point
Drive crosses the wetlands, it is reduced to a two-lane 20-foot-wide
roadway within a 30-foot right-of-way. F Street is proposed as a
100-foot right-of-way four-lane divided road, which will connect the
existing F Street to Tidelands Avenue without an interchange with 1-5.

A network of pedestrian and bicycle routes are included in the
circulation plan to provide access to the shoreline and connecting links
to the various neighborhood parks and connection to Chula Vista and the
existing and proposed trolley stations east of I-5.

The Utilities and Grading provision of the plan describes these
topics for the plan area. With respect to grading, the plan provides a
brief background concerning geology and soils conditions in the project
area. In particular, the discussion focuses on potential hazards and
difficulties, such as the variability of soft compressible bay mud and
geologic faults. Existing utilities are currently stubbed out at the
boundaries of the project area where land is undeveloped. For the most
part, initial projects will require looping utilities or building
off-site improvements. The goals for this plan provision include:

a. Providing adequate sizing for the most intensive users

b. Minimizing the import of soil for protection from flood and
high tide conditions

c. Protecting natural resources from wundue impact during
construction

d. Providing an on-site storm drainage system which would preciude
drainage directly into wetland habitat without adequate fil-
tering of sediments or trapping of pollutants.

The plan also provides a generalized utility system plan for water
and sewer along with a concept plan for grading and identifies specific
problems associated with the coincidental location of part of Bay
Boulevard and the SDGEE right-of-way.

The Environmental Management provision of the plan has three objec-
tives: (a) to provide long-term protection of the critical natural habi-
tat through a multi-jurisdictional planning and implementation program
with adequate safeguards and guarantees; (b) to incorporate the miti-
gation requirements of the Caltrans/Corps of Engineers highway filood-
control project into the environmental management provision of the plan;
(c) to maintain coordination with the Port District to assure that the
environmental management objectives can be successively implemented. The
plan includes specific measures for each subarea which address the ap-
proach to protect and manage the natural resources for that subarea.
Among the specifics are detailed cross sections of buffer zones in
different locations throughout the proiect as well as other measures to
reduce impacts to wetlands.
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The last major provision of the plan is Physical Form and Appear-
ance. The objectives of this provision include preserving wetlands in a
healthy state; changing the existing substandard industrial image;
improving the shoreline appearance; clearing or screening with landscap-
ing blighted areas; and developing a visual relationship between the
areas that comprise it, as well as to existing Chula Vista development
east of 1-5. To accomplish these goals, the plan provides landscape
recommendations for screening, parking area plants in informal groves,
and formal street tree planting. Gateways are also identified as spe-
cial treatment areas for design of landscaping, signage, lighting, and
adjacent structures. Architectural design at the edge of development
will require special attention to integrate with neighboring use; for
example, habitat protection, pedestrian and bicycle access, and privacy.
Views within the site and outward are identified for maintenance and

enhancement.
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3.0 ENVIRONMENTAL ANALYSIS

3.1 GEOLOGY

3.1.1 Project Setting

The project site is within the coastal plain province, which
is underliain by Tertiary sedimentary rocks. These overlie Cretaceous
sedimentary rocks and older crystalline bedrock. The Bay Point Forma-
tion, which is Late Pleistocene in age, consists of marine and nonmarine
fine- to medium-grained sands and is the predominant geologic unit on the
site. The Bay Point Formation was the last extensive unit to be depos-
ited, except for the recent floodplain alluvial deposits around the
fringes of San Diego Bay. The bay itself is underlain by basin fill
deposits comprising a sequence of aiternating layers of sand and silt
covered by varying amounts of organic by muds. -

The acknowledged faults within the local vicinity of the
project site include the east/west-trending Otay Valley fault; the north-
trending La Nacion fault system, including the Sweetwater fault; the
north/northwest-trending Rose Canyon-San Diege Bay fault; and the east/
west-trending Telegraph Canyon fault. These faults in relation to the
project site are shown in Figure 5. Regional faults can greatly affect
the seismic characteristics of any site in the county. These include the
Elsinore, San Jacinto, San Andreas, and San Clemente fault zones. None
of the above faults traverse the Bayfront site.

The local faults in the project area are discussed in the
Seismic Safety Element of the General Pian for the City of Chula Vista
(1974), as well as other publications, and are summarized below for the
purposes of this document.

a. Rose Canyon/San Diego Bay Fault Zone. The Rose Canyon/
San Diego Bay fault zone passes about 1.3 miles west of the project area.
It extends onshore from the area of La Jolla Shores south through San
Diego Bay. North of La Jolla, the Rose Canyon/San Diego Bay fault zone
may extend in the offshore region to the Newport/Inglewood fault. South-
ward extensions to the San Miguel fault in Baja California have also been
suggested. Considerable disagreement exists as to the level of seismic
risk attributable to the Rose Canyon/San Diego Bay fault zone. A maximum
probable earthquake of between magnitude 5.5 and 6.5, however, is consid-
ered reasonable (WESTEC Services 1977:41).

b. La Nacion/Sweetwater Fault Zone. The center of the La
Nacion/Sweetwater fault zone is located about 3.5 miles east of the
Bayfront site. This is a northwest-trending structural feature with a
suggesied length of about 15 miles. Recent investigations indicate the
fault should be considered potentially active. The maximum probable
event for this fault is of magnitude 5.0 (WESTEC Services 1977:41).

c. Otay Valley Fault. The Otay Valley fault was inferred as
a fault of small displacement hidden beneath the alluvium of Otay Valley
in 1960. Very little has been published regarding the presence of this
fault (WESTEC Services 1977:42).
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d. Telegraph Canyon Fault. The Telegraph Canyon fault was
first proposed in a report by the Lockheed Company in 1967. Additional
investigations took place in 1975 but failed to confirm its existence
(WESTEC Services 1977:43).

The regional faults, which are well documented, are discussed
briefly below.

a. Elsinore Fault Zone. The Elsinore fault zone trends
northwest about 45 miles northeast of the study area. This zone has
historically demonstrated moderate seismic activity with several recorded
shocks of Richter magnitude of 4.0 to 4.9 and a few of magnitude 5.0 to
5.5. The largest recorded earthquake on the Elsinore fauit zone had a
magnitude of 6.0 (WESTEC Services 1977:39). The City of San Diego
Seismic Safety Element estimates the maximum probable earthquake for the
Elsinore fault zone is between magnitude 6.9 and 7.3, with a repeat
interval of 100 years (WESTEC Services 1977:39).

b. San Jacinto Fault Zone. The San Jacinto fault zone,
lying 66 miles to the northeast, is the most active large fault in San
Diego County. Seventeen earthquakes of magnitude 6.0 to 7.0 have oc-
curred along the 180-mile-long fault zone since 1890. Like the Elsinore
fault zone, the maximum probable earthquake on the San Jacinto is between
magnitude 6.9 and 7.3, with a repeat interval of 100 years (WESTEC
Services 1977:40}).

c. San Andreas Fault Zone. The San Andreas fault zone,
although outside San Diego County lying approximately 95 miles from the
Bayfront site, should also be considered. This zone extends some 650
miles from Point Arena in northern California to Baja California.
Numerous large-magnitude shocks are associated with the San Andreas. The
maximum probable earthquake is on the order of magnitude 8.0 to 8.5, with
a recurrence interval of 40 to 100 years (WESTEC Services 1977:40).

d. Offshore Faults. The most extensive fault in the off-
shore region is the San Clemente fault, which lies about 40 miles south-
west of the Bayfront site. It is theoretically capable of generating an
earthquake of magnitude 7.7. Because of the limited historic activity of
the San Clemente fault, it is not believed as hazardous to the San Diego
area as the Elsinore fault (WESTEC Services 1977:40).

3.1.2 Potential Impacts

The project site, as with any locale in southern California,
is subject to seismic hazards from ground shaking. However, the absence
of any fault traversing the site and the general quiescence of seismic
activity in western San Diego County limit the potential for fault
displacement on the site. Although earthquakes from the Elsinore and San
Jacinto fault zones could affect the site (based on a maximum probable
earthquake of 6.9 to 7.3}, the potential for ground shaking is not
considered to be significantly greater than any other area in southern
California.
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The soil characteristics and shallow groundwater table on the
site could also present possible geologic hazards associated with lique-
faction during an earthquake. Since the sand and silts on portions of
the Bayfront site exhibit little cohesiveness and the groundwater table
is generally three feet above mean sea level, soil liquefaction causing
the ground to fail is a possibility. However, a report prepared by
Southern California Testing (SCT) Labs in 1976 for an earlier Bayfront
EIR concluded that the potential for Iliquefaction is remote (WESTEC
Services 1977:114).

Seismically triggered flooding from tsunamis and seiches is
an additional potential impact. Both of these potential impacts are
considered remote (WESTEC Services 1977:115-116).

3.1.3 Mitigation

To avoid potential problems related to seismic activity and
the wunderlying soil conditions, the SCT report recommended that
additional test borings be conducted prior to any development. This is
necessary 1o detect sand lenses which could liquefy upon ground shaking
and cause ground failure. The report further recommended that "such an
investigation is most warranted for structures planned for the hydraulic
fill area at the northern end of the site (D Street fill}" (SCT 1976:7).
This area is proposed for residential development, marine activities,
wetlands, and public open space. Further mitigation measures to limit
potential impacts from ground shaking at the Bayfront site include adher-
ence to appropriate code requirements for construction and engineering.

3.1.4 Analysis of Significance

The significance of the potential seismic hazards which exist
at the Bayfront site is not considered greater than other areas within
southern California. Potential impacts can be minimized through proper
analysis, engineering, design, and construction.
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3.2 SOILS

3.2.1 Project Setting

The soils associated with the project area are related to the
geologic formations and erosional/depositional processes discussed in the
previous section, as well as man-made fills. Much of the character of
the original soils has been altered by filling in the past. As a result,
soils now found exposed on the ‘surface are marsh deposits, tidal flat
sediments or bay muds, hydraulic fill, uncontrolled fills, and forma-
tional soils.

The formational soils related to the Bayfront unit consist
predominantly of alternating layers of natural, loose to medium dense,
silty and clayey sand. The area of Vener Farms is comprised of these
soils, which are currently utilized for truck farming. A large portion
of the Gunpowder Point area also consists of formational soils. In these
soils are random, buried pockets or lenses of firm clay or older bay mud.
These soils also exist beneath the marsh deposits, the hydraulic fill,
and possibly beneath the tidal flat sediments {WESTEC Services 1977:43).

The marsh deposits and bay muds on the tidal flats are or-
ganic silty clays and clayey silts with an almost liquid consistency.
The thickness of these deposits is up to 40 feet, with more typical
thicknesses of 5 to 10 feet. The thickness of the mud tends to be highly
erratic near the shoreline (WESTEC Services 1977:44). These areas
include Sweetwater Marsh, the Paradise Creek channel area, the F/G Street
marsh, and the E Street marsh.

Filling in the project area has been accomplished by methods
ranging from the dumping of various unwanted and often unsuitable materi-
als trucked from nearby areas to the placement of carefully planned and
engineered fills involving diking and hydraulic dredging. Many of the
older fills consist of earth, rubbish, and other waste materials which
have been dumped on bay mud or marsh deposits., These areas include the
filled portions of the G and E Street marshes and Gunpowder Point. More
modern hydraulic fills were created by diking off the proposed fill area,
removing natural soft mud deposits, and pumping in relatively clean sedi-
ment from the bay (WESTEC Services 1977:44)., The D Street fill exem-
plifies this type of fill.

3.2.2 Potential Impacts

Since the majority of the proposed development will occur on
those areas containing formational soils (e.g., Vener Farms and Gunpowder
Point), the potential impacts related to soil characteristics are limited
in areal extent. As indicated in Figure 4, most of the office park,
residential, commercial, and hotel development avoids those areas con-
taining fills, tidal flat sediments, or marsh deposits. The SCT report,
which served as the geotechnical document for the WESTEC Services EIR in
1977 stated, "the risk of liquefaction within the Baypoint Formation
soils is substantially less than that for the bay/alluvial deposits and
is considered not to be a significant geologic hazard" (SCT 1976:4).
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The most significant potential soils impacts at the project
site are related to the presence of organic mud deposits on the tidal
flats, marshlands, and possibly beneath fill areas. The weak, compres-
sible nature of these soils makes them very poor foundation materials.
In addition, the mud thickness is often very erratic and variable, lead-
ing to possible differential settlement problems. The mud deposits will
tend to squeeze out from beneath heavy loads or, where lateral squeezing
is deliberately prevented by confinement, they will gradually compress or
subside over a period of years under the weight of fill or structures.
The construction of facilities on older, poorly planned fills consisting
possibly of deletericus materials over bay muds could lead to irregular
settlements. [f such settlements amount to several inches or more, dam-
age to roadways or utilities could occur (WESTEC Services 1977:117-118).

The pr'oposed residential, park, and marina developments for
the D Street hydraulic fill area could present potential impacts due to
settlement and liquefaction from the sands and silt contained within the
fill.

3.2.3 Mitigation

With the exception of the development on portions of Gun-
powder Point and the D Street fill, the proposed land uses within the
Bayfront area can occur without special remedial measures for soil grad-
ing. Development of the hotel on Gunpowder Point will require remedial
site preparation due to the presence of randomly placed uncontrolled fill
over portions of the area. The SCT report recommended specific measures
such as soil removal and recompaction to mitigate the potential impact
from differential settling. The report also suggested additional geo-
technical studies prior to development (SCT 1976:10). The high density
residential development and marinas on the D Street fill will also
require special site preparation and foundations because of the liquefac-
tion and differential settling potential of the wunderlying fill composi-
tion. The SCT report suggests several potential mitigation measures for
this area, including surcharge filis and special foundations (piles and
floating foundations). Further analysis of the fill will be necessary
when specific building designs are known {(SCT 1976:9).

3.2.4 Analysis of Significance

Although the soil conditions of the site pose constraints to
development in certain areas, the use of proper design, construction, and
analytical techniques should prevent adverse impacts (WESTEC Services

1977:120).
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3.3 LANDFORM AND VISUAL QUALITY

3.3.1 Project Setting

The entire project area consists of approximately 790 acres
within the coastal plain, with elevations that range from the mean high
tide line to 30 feet above mean sea level (MSL). The sparsely developed
area north of G Street (Plan Subareas 1-4) is dominated by Sweetwater
Marsh and is relatively flat. Levee access roads to Gunpowder Point, the
SDEAE railroad bed, and other fill areas are elevated above the marsh-
lands. The upland features include the Vener Farms agricultural area,
the D Street fill, and Gunpowder Pocint.

The existing visual attributes associated with the Bayfront
plan area are highly variable. The dominant views of the area and beyond
to the bay occur from [-5 in the vicinity of the Sweetwater channel
crossing. Views also exist from Bay Boulevard from F Street northward.
In general, the area north of G Street provides an open area of visual
relief in an urban landscape and contains views of the Sweetwater/Para-
dise marsh complex, San Diego Bay, the vacant D Street fill, and agricul-
tural use. Internally, however, the aesthetic character of much of the
plan area is limited because of the haphazard and often degraded status
of the land uses. The juxtaposition of agricultural (fields and ware-
houses); industrial (Rohr, SDG&E, Rayne filtration system, and boat-
works}; power lines (SDGEE 138 and 69 kV); railways; billboards; vacant
areas with discarded materials {Gunpowder Point and north of the F/G
Street marsh); unlandscaped parking (for the Rohr facility); road fill
adjacent to the F/G Street marsh; commercial development (adjacent to the
freeway at E Street); and the vacant D Street fill all detract from the
scenic qualities offered by the wetlands, San Diego Bay, and the Silver
Strand to the west. Existing views in the distance also include the
trolley line, 1-5, and Chula Vista to the east; Mexico to the south; and
24th Street shipyards and lumberyards to the north. The limited public
roadways throughout the site also impair access to the visual resources
associated with the bay.

3.3.2 Potential Impacts

implementation of the Bayfront plan will do much to remove
the degraded visual array which currently manifests itself throughout
much of the plan area. The removal of inappropriate uses, along with the
architectural design, intensity, mixture, circulation pattern, and
extensive landscaping associated with the proposed uses throughout the
plan area, will enhance the aesthetic appearance and provide increased
public access to the Bayfront. The specific measures utilized in the
various Bayfront subareas have attempted to provide a visual relationship
with the bay and marsh areas. This integration of man's use of the land
and water resources into a natural environment is proposed by (a) pre-
serving wetlands, (b) changing the existing substandard industrial image
and developing a public/commercial recreational role, [(c) removing or
landscaping structures which are a blight on the area, and (d} relating
the Bayfront to Chula Vista, the freeway, and arterial approaches (Sedway
Cooke 1983:111-40). The plan details the design features which have been
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proposed to enhance the physical form of the site (see Appendix B}. The
form and appearance of specific areas, such as the D Street fill, Tide-
lands Avenue, Gunpowder Point, the Midbayfront, Gateways, and the SDGSE
right-of-way, are each addressed in the plan.

Although the impact of the plan implementation will posi-
tively affect the overall visual appearance of the site and provide
increased public access to the visual resources, it will also create the
effect of removing a generally open area from a surrounding environment
which is dominated by more intense urban development. The development
proposed for the D Street fill, the resort hotel on Gunpowder Point, and
development proposed on existing agricultural lands {Midbayfront] will
delete and interrupt the visual amenity of an open area in an urban envi-
ronment. For these reasons, the visual impact is considered significant.

3.3.3 Mitigation

Since implementation of the plan will generally integrate and
enhance the landform and visual appearance of the Bayfront and provide
view corridors of distant views, no mitigation beyond assurances that the
design criteria specified in the plan will be adhered to are necessary.
The visual impact from loss of an open area within an urban environment
is only possible through the no project alternative, which is discussed
in Section 6.0 (Alternatives]).

3.3.4 Analysis of Significance

Although the proposed plan for the Bayfront will enhance the
aesthetic character of the area in some ways, the impacts to the existing
visual quality and landform through the introduction of the planned
development are considered significant.
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3.4 NOISE

3.4.1 Project Setting

The project is located in an area characterized by a variety
of land uses, ranging from agriculture to manufacturing with correspond-
ing noise environments. However, the major noise source is vehicular
traffic from [-5, which is situated along the eastern project boundary.
Also, Tidelands Avenue contributes to the noise environment. Other
potential noise sources include the SDSAE Railroad and the San Diego
Trolley. The former is west and adjacent to -5, while the trolley is
east and adjacent to I-5.

The SD&AE Railroad tracks north of E Street are not presently
used and there is no future plans for their use. South of E Street, the
raiircad tracks receive light use, about once every two weeks, primarily
to serve Rohr. As a result, rail traffic on these tracks will not con-
tribute significantly to on-site noise. Noise from [-5 dominates the
noise environment substantially, and therefore, the trolley noise was not
considered separately.

Noise from point sources include the existing industrial
development, most of which consists of the Rohr manufacturing facility
and the SDGg&E South Bay Power Plant. Future noise point sources are
expected from industrial and commercial uses. Manufacturing processes
and large air—-conditioning units for offices are examples of these noise
generators.

To determine the noise from vehicular traffic, the Federal
Highway Administration (FHWA} Noise Prediction Model was used. The noise
scale used in this study is Lgq, (day-night average noise level). The
Ldn is a 24-hour, time-weighted annual average noise level based on
the A-weighted decibel. A-weighting is a frequency correction that
correlates sound pressure levels with the frequency response of the human
ear. Time weighting involves the addition of ten decibels (dBA} to the
average noise levels (Lgy) between 10:00 p.m. and 7:00 a.m. The
nighttime period is weighted to account for added sensitivity to noise
during the nighttime. The model also takes into account the effect of
topographic variation and barriers.

For |1-5, one cross section was used. This cross section was
selected to represent critical points in describing the noise environment
for strategic receptors on the property (residential land use}. Noise
calculations were also completed for those areas where no topographic
attenuation will occur. For these areas, no cross section is necessary
to perform the calculations. The input data for the model is presented
in Table 2. The major data used to calculate the noise contours are a
traffic volume of 101,000 and a traffic mix of 94 percent autos, 2 per-
cent medium trucks, and 4 percent heavy trucks. As shown in the cross
section (Figure 6}, a significant rise occurs between |-5 and the pro-
posed residential areas. This ridge provides an effective barrier for
the majority of the |-5 noise. However, a segment of the highway is not
blocked by this rise. Therefore, the analysis considered the relative
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noise contribution from both of these portions, the shielded and the
nonshielded segments, for two receptors. The resulting calculations were
used to develop the existing noise contour map (Figure 7). The noise
generated from l-5 reaches 80 dBA adjacent to the freeway, and in the
vicinity of D Street south to H Street, the noise diminishes to 65 dBA
within 500 feet from I|-5 due to the ridge. From D Street north, there
is no topographic barrier, and as a result, the 65-dBA contour extends
1,500 feet west from the freeway on to the D Street fill. Tidelands
Avenue carries traffic volumes at approximately 2,000 ADT, which is not
great enough to generate traffic noise in excess of standards allowed for
the adjacent industrial uses.

3.4.2 Impacts

The noise standards as specified in the City of Chula Vista
General Plan require that the exterior noise level for residential land
uses not exceed 65 dBA. In addition, multi-family residential uses are
regulated by the California Noise Insulation Standard (California Admin-
istrative Code, Title 25, Chapter 1, Article 4), which requires that
interior noise levels not exceed 45 dBA. This interior noise standard is
also used by the City of Chula Vista for single-family homes. Wood frame
constructed walls will typically reduce exterior noise levels of 65 dBA
to interior levels of 45 dBA.

The development of future noise contours was based on pro-
jected traffic volumes. For I|-5 in the year 1995, SANDAG projections
were used; and for the proposed internal streets, the results from the
traffic study were used. The data used in performing the future noise
model calculations is found in Table 3. The future noise contours are
indicated on Figure 8. The right-of-way cross sections for Tidelands
Avenue and F Street are shown on Figures 9 and 10, respectively. The
traffic volumes used for the internal roads are based on complete build-
out of the project as indicated in the traffic study. As a result, all
of the internal streets generate noise levels in excess of 65 dBA but not
70 dBA. The noise generated by |-5 is only slightly greater than exist-
ing levels.

Based on the noise standards and the existing noise levels
and land uses, there are no significant impacts. However, future noise
levels in excess of 65 dBA will affect proposed residential areas located
east and west of Tidelands Avenue at F Street. Noise levels greater than
the city standard from vehicular traffic will not impact industrial and
commercial uses in the plan. Point-source noise impacts from commercial
or industrial uses to nearby residences is also possible. Usually, this
source is from air-conditioning units. However, since the specific
building locations and design are unknown at this time, this impact
cannot be quantified.

3.4,3 Mitigation Measures

Where significant impacts occur to residences, it is antici-
pated that construction of a masonry wall near the roadway would attenu-
ate the noise levels to a level of insignificance. Since specific
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building and roadway plans are not known, the height and location of the
walls cannot be determined,.

3.4.4 Analysis of Significance

The implementation of noise-attenating walls will reduce the
noise levels below the City of Chula Vista standard. Therefore, the
impact will be reduced to a level of insignificance.
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3.5 BIOLOGICAL RESOURCES

The following summary and assessment of biological resources exist-
ing within the Chula Vista Bayfront Redevelopment Area (Figure 4) is
based primarily on technical information from the Chula Vista Local
Coastal Program (Sedway Cooke 1983), Draft Environmental Statement,
Sweetwater River Flood Control Channel, State Highway Route 54, inter-
state Highway Route 5, Recreation Facilities and Conservation of Marsh-
lands (U.S. Army Corps of Engineers 1977), Sweetwater River Final Envi-
ronmental Impact Statement (U.S. Army Corps of Engineers 1982), Biologi-
cal Assessment for Endangered Species Consultation on the Sweetwater
Flood Control Channel and Freeway Interchange Combined Project {Caitrans
1981), and Final Analysis of Select Biological Issues Relating to the
Chula Vista Bayfront Plan (Jones § Stokes Associates, Inc. 1983)}. Other
sources are referenced in the text or listed in the bibliography.

The proposed specific plan and its biological effects are related
to other projects which have recently been approved and permitted in the
area. These include the Sweetwater River flood contrecl improvements by
the Army Corps of Engineers and the |-5/Highway 54 interchange improve-
ments by Caltrans. In certifying the Land Use Plan (LUP) for the Bay-
front Redevelopment Area, the Coastal Commission found that the LUP
incorporated these other projects and biological mitigation measures
required as part of their approvals (California Coastal Commission
1984:18-19).

3.5.1 Project Setting

3.5.1.1 Vegetation

In addition to current industrial (231 acres) and agricul-
tural (100 acres) development within the project area and disturbed
vacant land (221 acres), the project area includes approximately 200
acres of wetlands (Table 4). These wetlands (Figures 11 and 12) include
several distinct habitats: mudflats (exposed only at the lowest tides),
low marsh (exposed at all low tides and inundated by most high tides},
high marsh (inundated only by the highest tides), and salt flats
(inundated at highest tides with ponded areas that become hypersaline).
The project area also supports freshwater marsh and aquatic habitats
{Table 5).

The Sweetwater Marsh/Paradise Marsh complex can be character-
ized as a coastal salt marsh with freshwater influence. The Sweetwater
Marsh/Paradise Marsh complex is the highest quality salt marsh area
remaining in San Diego Bay. The wetiands habitats within this complex
represent significant proportions of the remaining wetlands of San Diego
Bay (mudflats, 37 percent; low marsh, 40 percent; and high marsh 95
percent).

Twenty-five salt marsh vascular plant species were identified
in the study area, including all characteristic southern California salt
marsh species. Mudflats adjacent to the complex support at least four
species of algae that provide habitat for young fish and small organisms.
Two species of multicellular algae and eel grass (Zostera marina}, also
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TABLE 4
CURRENT LAND USE CATEGORIES
WITHIN THE PROJECT AREA

l.and Use Acres
Industrial 231
Agricul ture 100
Commercial 13
Rights-of-way 15 .
Landscaped parking 10
Vacant land/fill areas 221
Wetlands !
Sweetwater Marsh 120
Paradise Creek channel area 15
Vener Pond 15
Vener (E Street) Marsh 34
F~-G Street Marsh 15
Freshwater (remnant) marsh 1
Total Wetlands 200
TOTAL 790

These approximate values do not include mudflats along
San Diego Bay and are derived from the U.S. Army Corps of

Engineers report (1977).
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TABLE §
WETLANDS RESOURCES WITHIN THE PROJECT AREA

Sweetwater Marsh. Sweetwater Marsh is a coastal salt marsh that re-
ceives freshwater input from the Sweetwater River. The freshwater is
primarily derived from urban runoff occurring in approximately 37 square
miles of watershed below the Sweetwater Dam. The marsh is bounded by
the D Street fill on the north, 1-5 on the east, upland areas including
Gunpowder Point on the south, and San Diego Bay on the west,

Paradise Creek Channel. The Paradise Creek channel area is a highly
degraded marsh (Williams and Rieger 1973) between the I-5 right-of-way
and the SD&AE Railroad right-of-way on the west. The area apparently
was used as a sanitary landfill, as evidenced by the amount of broken
glass and other debris below the soil surface. A man-made diversion
channel provided an outlet for Paradise Creek when the original outlet
was obliterated by development of the 24th Street Terminal. Continued
disturbance of this area results from off-road-vehicle activity.

Vener Pond. Vener Pond is bounded on the north by a breached dike, on
the east by agricultural fields, on the south by a dike, and on the west
by agricultural fields on Gunpowder Point. Both the north and south
dike served as access roads to Gunpowder Point, but the north dike is no
longer in use and has been breached, allowing tidal influence at tides
greater than 5.6 feet above mean lower low water (MLLW). A small
corrugated pipe culvert through the south dike connects Vener Pond with
Vener (E Street} Marsh. The pond area contains small islands with
limited development of Salicornia (picklieweed) stands. Most of the area
consists of mudflats and is free of vascular plant growth. During peri-
ods of very high tide cycles, the restricted flushing prevents complete
drainage during low tide, and some areas remain flooded during several
tidal cycles. This persistent inundation is probably responsible for
maintenance of the mudflats and restriction of plant growth.

E Street (Vener) Marsh. The E Street Marsh is bounded on the north by
Gunpowder Point and the access road across the south dike, on the east
by agricultural fields, on the south by a boat works and soff-water
filter business, and on the west by San Diego Bay. It is a coastal salt
marsh with no freshwater input from streams.

F-G Street Marsh. The F-G Street marsh is bounded by F Street on the
north, a fill area on the east, a manufacturing facility and G Street on
the south, and Tidelands Avenue on the west., It receives storm-drain
discharge from the Rohr Industries area to the southeast and retains
connection to San Diego Bay by way of a channel under Tidelands
Avenue.

Freshwater Pond. The freshwater (or remnant) marsh is about a 1.25-acre
pond located on the north side of F Street. At one time it was part of
the F-G Street marsh, but hydrologic isolation from the Ilatter has
resulted in development of freshwater marsh vegetation around a seasonal
pond fed by winter rains and agricultural runoff.

SOURCE: Sedway Cooke Associates 1983, pages ![1-25 through [1I-27.



important habitat components for small fish and invertebrates, cover the
bottoms of most of the channels in the marsh complex.

Two other features of biological significance in the project
area are Gunpowder Point and the D Street fill. Gunpowder Point is a
40.8-acre upland feature surrounded by Sweetwater Marsh on the north,
Vener Pond on the east, the E Street marsh on the south, and San Diego
Bay on the west (see Figure 11). Vegetation on the site is dominated by
introduced bromes and other grasses, Russian thistle, tree tobacco,
horehound, ice plants, and other invasive species. The site is occupied
by the remains of an abandoned munitions factory, two homesites, and
about five acres of agricultural fields. Access is currently provided by
a road on a dike along the south edge of Vener Pond. Existing land use
characteristics on Gunpowder Point are summarized in Table 6.

The D Street fill is made up of sandy gravel material virtu-
ally barren of vegetation covering approximately 98 acres located on the
extreme north of the project area (area 5 on Figure 11}. The fill is
bounded on the north by the 24th Street Terminal ship channel, on the
east by the SDEAE Railroad, on the south by Sweetwater Marsh, and on
the west by San Diego Bay. This area has potential value as least tern
nesting habitat, as discussed below.

3.5.1.2 VWildlife

The wildlife diversity within the study area varies greatly
between the urbanized land and wetland habitats. No specific data are
available for the urbanized lands, but at least 109 species of birds
including 77 migratory species are known toe use the wetlands resources
of the Sweetwater Marsh/Paradise Marsh complex. The marsh and adjacent
mudflat areas provide foraging and resting areas for many species and the
marsh provides nesting habitat for many common species and several impor-
tant species, including short-eared owl, clapper rail, Belding's savannah
sparrow, and possibly black rail. The California least tern has also
used the open sandy D street fill for nesting.

Jones and Stokes {1983:43) provide a description of least
tern nesting data from several sources, including information regarding
recent nesting activity at the D Street fill over the last few years.
This information indicates that in the past, as many as 47 pairs of
nesting least terns have used the D Street fill and that nesting activity
has occurred on from 22 to 40 acres of this area. Because of increasing
disturbance in the form of off-road-vehicle activity in recent years,
nesting success has decreased despite efforts by the Department of Fish
and Game to fence the area. In 1979, 5.3 acres were fenced, but the 1980
breeding colony was severely disturbed and no young were fledged. In
1981, no nesting was attempted in the area. In 1982, one pair nested at
the D Street fill, and two young were successfully fledged. The follow-
ing year, 1983, saw one nesting pair of least terns in the area, but no
fledglings were produced (Elizabeth Copper, 12/21/84).
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TABLE 6
GUNPOWDER POINT
EXISTING LAND USE CHARACTERISTICS

Characteristics Acres

AGRICULTURAL OPERATIONS

Agricultural fields 8,79
Buildings, structures, and foundation 1.38
Dirt roadway 3.95
Debris piles, mounds, and pits 2.61

(An additional 0.5 acre of mounds exist within
the upland category of the degraded lagoon.)

Disturbed scils and graded areas 7.64

Subtotal 20.37

NATURAL AREAS

Weed grassland characterized by invasive species 17.22
Frankenia palmeri stand 0.12%*
Wetland mosaic 1.99

(at northwest corner of Gunpowder Point)

Degraded lagoon 1.20
(Upland: includes 0.5 acre of mounds not included

in debris piles, mounds, and pits category above.)
(Wetland: this 0.65 acre of wetland is not

included in the Gunpowder Point total acreage.)

Subtotal 20.53

TOTAL 40.80

SOURCE: Sedway Cooke Associates (1983)

*This area may be increased slightly by the recent discovery
of a second population.



In 1984, a larger area was fenced in a more secure fashion.
Two waves of nesting occurred during this summer, each consisting of
approximately 20 pairs. Nests of the first wave were destroyed, but out
of the second group, late in the summer, 18 young were fledged. The
nesting activity occurred in a widely dispersed colony, occupying most of
the approximately 50 acres which were fenced (Copper, 12/21/84).

Williams and Rieger (1973) reported three mammals from the
study area (long-tailed weasel, house mouse, and, possibly, gray fox).
Although little research has been conducted on the mammals of southern
California salt marshes, several other species of rodents and small
mammals might be expected to occur in the wetlands on the study area.

The tidal habitats (channels and intertidal areas) support
almost all of the major fish and large invertebrate species found in
undisturbed southern California estuaries. Invertebrates include several
species of bivalve molluscs, polychaete worms, gastropod molluscs, crabs,
and a large diversity of other species. At least nine species of fishes
are known from the area, including California killifish, topsmelt, cheek-
spot goby, and small diamond turbot. The area appears to be an important
nursery area for at least some of the important game species that are
found in San Diego Bay.

3.5.1.3 Sensitive Resources

The wetlands habitats within the study area are the region-
ally significant remnants of a highly productive and previously more
extensive habitat type (Zedler 1982). In addition to the high floral and
faunal productivity and diversity associated with these wetlands, they
are important because of the dependence or use of several sensitive plant
and animal species, including five that are state or federally listed.

A small population of state and federally listed saltmarsh
birds beak (Cordylanthus maritimus ssp. maritimus) was identified in the
Sweetwater Marsh opposite Gunpowder Point (Caltrans 1981). The popula-
tion is located due north of Vener Pond just south of the main channel in
the Sweetwater Marsh (Jorgensen, 12/21/84). This annual plant is subject
to population fluctuations due to narrow ecological requirements for
propagule dissemination, germination, and growth. Current research on
the ecology and life history of the species (Zedler 1984) indicates a
potential suitability {and perhaps necessity) of habitat over a much
larger area within the marsh than where it has been actually observed,
including all areas within the six- to seven-foot mean lower low water
{MLLW)} zone of the high marsh.

Seven common coastal salt marsh species that are not included
in federal, state, or CNPS listings are considered by the U.S. Army Corps
of Engineers (COE) as locally sensitive. These species are sensitive
because they are restricted to salt marsh habitat, which has been dra-
matically reduced in its extent.

A population of Frankenia palmeri, a species identified by
the CNPS as rare in California but more widespread in Baja California,
occurs in the uplands of southeastern Gunpowder Point. This population

41



is probably the only location for the species in the United States and is
of scientific interest as the northern limit of its distribution.

Two listed bird species with populations that are dependent
upon the coastal salt marsh habitats In the study area are the federally
endangered light-footed clapper rail (Rallus longirostris levipes) and
the state-endangered Belding's savannah sparrow (Passerculus sandwichen-
sis beldingi). Both of these species are nonmigratory and nest and
forage in the wetlands. The numbers of pairs of clapper rails in the
wetlands of the study area as determined by call counts in 1984 were
Sweetwater Marsh, 14 pairs; the E Street marsh, 2 pairs; and the F-G
Street marsh, 1 pair (Zimbal and Massey 1984). One pair was also noted
from the adjacent Paradise Marsh in National City. The black rail,
another wetlands-dependent species {listed as rare in California), may
also occur in the marsh habitat.

Two other federally listed birds, the California brown peli-
can (Pelicanus occidentalis californicus) and California least tern
(Sterna albifrons browni) also use the wetlands habitats for foraging and
loafing. California least terns also nest within the study area on the
sandy open habitat of the D Street fill. Nesting success of the least
tern has been variable in recent years, most likely because of inadequate
protection of the colonies from disturbance.

The wandering skipper (Penoquina panoquinoides errans, a
butterfly), a candidate for federal listing, occurs in salt marsh habitat
on the study area and is dependent upon salt-tolerant grasses found in
the marsh and along beaches in San Diego County.

The U.S. Fish and Wildlife Service (USFWS) has listed the
wandering sponge (Tertilia mutabilis), an invertebrate occurring in the
area, as a locally rare species.

3.5.2 Potential lmpacts

The following discussion regarding potential impacts from
implementation of the Bayfront Specific Plan has been reorganized and
revised as a result of substantial input received during the public
review period on the draft EIR. The principal results of this revision
are {a) a more specific identification of impacts and better correlation
between impacts and proposed mitigation measures and (b) the
identification of those topics which are still points of disagreement
between the various agencies, consultants, or other experts which have

been involved.

The potential direct impacts which may occur from implemen-
tation of the specific plan are as follows:

a. Direct loss of wetland habitat through infilling or
dredging of the following areas (totaling 6.45 acres):
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1} Approximately 3.7 acres at the northeast corner of
the D Street fill. This area was described by
Caltrans (1981) and the Army Corps of Engineers
(1982:Figure 4) as salt fiats and by USFWS as "high
marsh" (COE 1982:A1-19). Dredging for the marina
(1.3 acres) and development of adjacent uses (2.4
acres) would destroy this wetiand.

2} Approximately one acre in Sweetwater Marsh, which
will be filled to widen the existing levee for the
extension of Tidelands Avenue north of D Street to
the D Street fill area. This fill is schematically
pictured in the specific plan (Figure 2, Section B,
p. 29} and described in the text of the specific plan
as "less than one acre" {Section 19.88.06(a)).

3} Approximately 0.5 acre along Vener Marsh/Vener
Pond, which would be filled to improve the access to
Gunpowder Point along the southerly levee. The
specific plan (Section 19.88.04(b)) describes this
area as "less than 1/2 acre."

4) Approximately 1.25 acres of freshwater (or remnant)
marsh north of F Street. This area would be trans-
formed into a detention basin to decrease peak flows
and trap sediment from storm runoff. Although the
specific plan (Section 19.88.05(b) describes this
area as a "low-lying agricultural field," it does
support freshwater marsh vegetation.

Potential reduction in the area available for breeding of
the California least tern. The D Street fill currently
consists of approximately 98 acres of sandy gravel
material virtually barren of vegetation (Sedway Cooke
1983:111-27). As noted above in Section 3.5.1.2 of this
report, estimates of the area used for least tern breed-
ing range from 22 to 40 acres (and up to 50 acres for the
1984 season}. The specific plan would restrict the area
available for breeding to 10 acres.

Possible loss of wildlife habitat and other impacts to
species utilizing adjacent wetlands through the construc-
tion of a hotel, parking, and associated uses on approxi-
mately 14 acres of Gunpowder Point. The major issue in
this regard is the fact that the upland areas of Gun-
powder Point could provide foraging and resting areas to
replace those which will be lost to development in the
specific plan. The height of the proposed hotel at Gun-
powder Point (proposed at eight stories} and the activity
associated with it could pose a barrier or obstruction to
birds using adjacent wetlands. There is, however, con-
siderable disagreement regarding whether development in
this area would have any real and direct impacts. In the
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earlier environmental report dealing with Chula Vista's
Bayfront development, no impacts were ascribed to devel-
opment on Gunpowder Point other than some direct fill
into the marsh area in the earlier proposal (WESTEC
Services 1977:163, 164).

In reviewing designs for the Sweetwater River flood-
control channel and State Highway 54 project, the USFWS
stated in 1975 that "Gunpowder Point (36 acres) and the
'G' Street Marsh (15 acres} are nearby units of upland
and marsh habitat respectively that complement and aug-
ment the integrity of Sweetwater Marsh" {COE 1982:A1-2).
Although the USFWS noted it would be "advantageous to
include Gunpowder in the acquisition package" (COE
1982:A1-12), it did not make a firm recommendation to
include this land within the area to be acquired (COE
1982:A1-20}. The California Depariment of Fish and Game
concurred with USFWS recommendations.

To clarify their position at a later date, USFWS noted
the importance of protecting "this upland area's possible
function in the maintenance of a viable wetland ecosystem
for the endangered [east tern and light-footed clapper
rail" (COE 1982:A2-48).

When it appeared that proposed preservation of Sweetwater
Marsh was in doubt, the California Department of Fish and
Game placed a stronger emphasis on the importance of
Gunpowder Point——"Failure to acquire Gunpowder Point (and
a corridor across the marsh) results in loss of much of
the endangered species preservation capability of the
lands proposed for that purpose" {(COE 1982:A2-103, 104)

At hearings regarding Chula Vista's Bayfront Land Use
Plan, the California Coasta! Commission recelved testi-
mony from the Department of Fish and Game and others,
which argued that Gunpowder Point is important for its
relation to the surrounding wetlands. This area may be
used by Belding's savannah sparrow and other species as a
foraging area, resting place, or refuge during adverse
conditions. Other testimony, however, argued that such
interrelationships between Gunpowder Point and the wet-
lands do not exist or are unimportant in maintaining the
habitat for sensitive species using the wetlands (Cali-
fornia Coastal Commission 1984:12-16). The commission
ultimately found that the proposed development in the
upland area of Gunpowder Point was sited and designed to
prevent impacts which would significantly degrade the
sensitive habitat area and would be compatible with the
continuance of the wetland habitat areas.

Thus, while development on Gunpowder Point as proposed
represents a potential impact to the habitat value of
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the surrounding wetlands, there is obvious disagreement
regarding the reality or magnitude of the impact.

d. Potential impacts from altered hydrology and pollutants
from urban runoff. While this topic is discussed in
Section 3.12 of this EIR, two biological implications of
these water quality impacts warrant discussion.

First, the altered storm flows associated with urbanized
areas and their typically impervious surfaces may have
an effect on the preserved marshlands. The extent of
runoff--its duration and peak flow values--may cause
minor variations in the distribution of some plants, and
the poliutants typical of urbanized areas may adversely
affect the wetiands.

Second, one of the measures proposed to minimize the
above impacts may have an adverse effect of its own. The
Land Use Plan (Sedway Cooke 1983:111-36} and Specific
Plan ([Section 19.88.05 and Map 6) suggest that fresh
water would be discharged into the upstream portion of
the F-G Street marsh to supplement runoff from the devei-
opment. The only detail regarding this proposal is that
it would use "high quality runoff from the industrial
softwater manufacturing operation at the foot of F
Street" (Sedway Cooke 1983:111-36). This proposal was
intended to provide restoration or replacement for the
degraded freshwater pond habitat which would be lost to
the proposed detention basin. Thus, its effects are
intended to be beneficial. This proposal, howéaver, would
essentially replace existing salt marsh with new fresh-
water marsh. Depending on the relative weights assigned
to habitat values, this effect could be negative.

e. Potential reduction in light-footed clapper rail due to
road kills or altered behavior in the vicinity of the
Tidelands Avenue extension and Gunpowder Point access
road. The clapper rail will occasionally run across
roadways (Jorgensen, 10/15/84), making them vulnerable to
being killed by passing vehicles. Clapper rail road
kills have been documented by Massey and Zimbal (1980) in
a similar road situation at Upper Newport Bay. The move-
ment patterns of clapper rails between different portions
of the marshlands, or their breeding activities and other
behaviors such as fledgling dispersal, may be altered or
restricted by the presence of improved roadways and
automobile traffic. With breeding pairs in this vicinity
numbering less than 20, any population loss either from
road kills or behavioral changes would be significant.

Potential indirect impacts associated with development pur-
suant to the specific plan would result from increased traffic, human
activity, noise, lights, and other actions which would disturb wildlife
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utilizing the preserved wetlands. Of principal concern in this regard is
the potential effects on breeding least terns. Jones and Stokes
(1983:51) state, "Terns appear to require a buffer zone of approximately
100 feet from human activity; terns usually react when a human approaches
within 100 feet. Where protective fences have been erected at nest
sites, terns consistently nest well within the fenced area (i.e., 20-30
yards from fence) (Massey and Atwood 1979, 1981a)."

Furthermore, with regard to light-footed clapper rails, Jones
and Stokes indicated:

Light-footed clapper rails appear to be adaptable to
benign human activities in proximity to marsh habitat. There
is no evidence to support the statement that light-footed
clapper rails are more sensitive to human disturbance than
any other water bird. . . . The literature survey reveals
that light-footed clapper rails are secretive, and are
sensitive to:

1. Harassment by humans.

2. Harassment by dogs and other domesticated animals.
3. Water quality impacts on marsh habitat.

4. Road traffic if it leads to road kills.

(Jones and Stokes 1983:67).

Because of their endangered status, and because of the
relatively small numbers of individuals involved, these indirect effects
on least terns and clapper rails may be significant.

Finally, because of their inclusion in areas to be preserved,
either in Sweetwater Marsh or in the buffer areas on Gunpowder Point, no
adverse impacts are anticipated on the known populations of saltmarsh
birds beak and Frankenia palmeri.

3.5.3 Mitigation

The specific plan has incorporated many measures that reduce
the potential impacts to biological resources. These measures have been
developed over years of negotiation with various regulating agencies and
studies performed by other consultants. They are summarized below and
described in detail within the Environmental Management section of the
specific plan in Appendix B. The following discussion has been reorga-
nized from the draft EIR to facilitate comparison with the identified

impacts.

a. Potential impacts resulting from the direct filling or
dredging of wetlands will be mitigated through the res-
toration of wetland habitat in certain areas that have
suffered filling or degradation through past uncontrolled
activities. As noted in the previous section, 6.45 acres
of wetland habitat would be directly eliminated by the
proposed development. The areas to be restored as com-
pensation for this loss are as follows:

46



1} Approximately 3.4 acres in and adjacent to Vener
Pond, 3.0 acres adjacent to the E Street marsh, and
2.5 acres of degraded salt marsh in the F-G Sireet
marsh will be restored to "high quality" wetland
habitat [Sedway Cooke 1983:111-36; Specific Plan
Section 19.88.05; California Coastal Commission
1984:5].

2} Approximately one acre of "high quality wetland"
will be created in Sweetwater Marsh in conjunction
with the Tidelands Avenue extension [Sedway Cooke
1983:111-37; Specific Plan Section 19.88.06(b)].

3) The artificial lagoon berm will be removed and a
"healthy wetland" will be restored over approximately
1.2 acres at the southwest corner of Gunpowder Point
[Sedway Cooke 1983:111-33; Specific Plan Section
19.88.04(c)1.

4) Fill and spoil material will be removed from the
"wetland upland mosaic" and wetland habitat will be
restored over approximately 2 acres at the north-
western corner of Gunpowder Point [Sedway Cooke
1983:111-33; Specific Plan Section 19.88.04(c)].

The total area specified for wetland restoration is 9.9
acres, plus the 3.2 acres on Gunpowder Point that will be
improved. This area exceeds that which will be destroyed
by the project. Assuming that equal habitat value is
provided under the direction of the environmental manage-
ment program discussed below, this wetlands restoration
will mitigate the direct impacts of filling and dredging.

Aithough not a direct component of the Bayfront Land Use
Plan and Specific Plan, two other aspects of wetlands
preservation should be mentioned., First, as part of the
Sweetwater River flood-control project and State Route 54
improvements, the major portion of Sweetwater Marsh is to
be acquired for permanent preservation. This will be
accomplished through a cooperative effort among the COE,
Caltrans, the Chula Vista Redevelopment Agency, and the
property owner. Second, Caitrans will be creating an
additional 9.6 acres of salt-marsh habitat along the
southerly edge of the D Street fill, as partial miti-
gation for the State Route 54 improvements. These
actions have been recognized in planning the Bayfront
development.

Potential impacts to the California least tern resulting
from a reduction of potential breeding area will be off-
set by the creation of a preserve which will be isolated
by a water channel and protected from disturbance by
vehicles, direct human activity, and pets. The efficacy

&7



of this mitigation is the subject of considerable dis-
agreement--the California Department of Fish and Game
believes that 40 acres at this location is necessary to
provide adequate mitigation (see letter of comment
regarding the draft EIR); USFWS recommends that
approximately 25 acres be included (Kaufman, 9/25/84).
Jones and Stokes (1983:43-55) present arguments that an
appropriately designed and protected preserve of 10 acres
can be an effective breeding area for least terns.

In well-protected small preserves at Venice Beach (3
acres) and Huntington Beach (3.7 acres), between 23 and
63 breeding pairs have nested regularly in recent years
(Jones and Stokes 1983:49-50}. If the lower Ilimit of
this rate could be approached on half of the 10-acre
preserve, then the area would support approximately 100
breeding pairs of least terns. This number is consider-
ably in excess of the highest estimates of recent nesting
during the last 10 years at the D Street fill. Thus,
even though the potential area for least tern nesting
would be reduced, the added protection from disturbance
by humans, which is currently the case due to
off-road-vehicle usage, may reasonably be expected to
provide mitigation.

In approving the Bayfront Land Use Plan, the California
Coastal Commission determined that the proposals provided
"adequate protection against significant disruption of
least tern habitat values" (California Coastal Commission
1984:22), based on the fact that size alone is not the
only determining factor in the effectiveness of a least
tern breeding preserve.

Impacts from the loss of upland habitat on Gunpowder,
while not considered significant by the Coastal Commis-
sion and Jones and Stokes (1983), would be mitigated by
the restoration of upland habitat over an area of approx-
imately 9.6 acres. This area is currently occupied by
various structures, spoil material, agricultural fields,
old borrow pits, and other features. It would be re-
stored to coastal sage scrub or other appropriate vege-
tation to provide an upland habitat complementary to the
surrounding wetlands [Sedway Cocke 1983:111-33; Specific
Plan Section 19.88.04(c)].

Potential impacts from the altered characteristics of
storm runoff will be mitigated by two features of the

project: First, existing runoff impacts related to
current agricultural activities on Gunpowder Point and
elsewhere in the Bayfront area will be eliminated.
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Although it has not been explicitly documented in any
reports reviewed for this EIR, it is likely that ferti-
lizers and/or pesticides are used in the farming opera-
tions. Because of the immediate proximity of the various
marshlands, it would seem unavoidable that some agricul-
tural chemicals would reach the wetland habitat areas.
As the urban development proposed in the project replaces
the current agricultural operations, the increase in
urban water pollutants would be partially offset by a
reduction in the inadvertent discharge of agricultural
pellutants.

Second, the proposed drainage system within the Bayfront
development would direct most storm runoff into the open
waters of San Diego Bay rather than into the marshlands.
As depicted in Map 5 of the specific plan, drainage from
the developed portion of Gunpowder Point and from about
half of the Midbayfront area would be directed into San
Diego Bay. Runoff entering the F~G Street marsh would do
so via a permanent detention/desilting basin which would
reduce the amount of sediment and urban pollutants reach-
ing the marsh. Although the drainage for the D Street
fill is not explicitly shown in Map 5, it is clear from
the grading information provided that at least a portion
of this area will drain intoc Sweetwater Marsh. This
impact will be reduced in part by improved tidal! flushing
in Sweetwater Marsh. In addition, measures including
detention basins and various grading restrictions con-
tained in Section 19.87.07 of the specific plan will
further reduce potential storm runoff impacts.”

Based on information presently available, it is not clear
whether the proposed discharge of fresh water into the
F-G Street marsh would represent an improvement {or
mitigation) as intended or an adverse habitat conversion.
This matter should be considered more carefully as part
of the environmental management program discussed below.
If it is determined that this freshwater flow would not
provide any beneficial effects, it could easily be di-
rected to the open bay waters, thus avoiding its poten-
tial impacts.

Potential impacts to the light-footed clapper rail may
not occur at all, according to the conclusions of Jones
and Stokes (1983:66-67). Based on these findings, traf-
fic and the passive human activities allowable along the
marshland perimeters within the plan (walking, jogging,
ocbservation) would have little or no adverse effects.
The only potentially significant impact to light-footed
clapper rails would be that from road kills. The design
for the access road to Gunpowder Point {(Figure 7 in the
specific plan) would clearly discourage birds from
walking across the road between marsh areas. Tidelands
Avenue could also be designed in a manner, perhaps with
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low fences or walls adjacent to it, which would prevent
birds from walking into the roadway. Indeed, the widened
bridge structure proposed for Tidelands Avenue would im~
prove the opportunity for wading birds to travel between
Sweetwater Marsh and the upstream marsh areas.

Potential indirect impacts related to the proximity of human
activity near the preserved wetiands will be mitigated through the proj-
ect design, which restricts or prohibits human presence in some areas and
provides for nonactive pursuits in other areas. The major focus of this
mitigation is a 100-foot-wide buffer area that would be located around
the periphery of the preserved wetland areas. The land area for this
buffer is to be acquired by the Army Corps of Engineers and Caltrans as
part of the Sweetwater River flood-control and State Route 54 improvement
project. The Bayfront LLand Use Plan and Specific Pian and their imple-
mentation will provide the design and construction of appropriate land-
scaping, fencing, and walkways to control human intrusion and maintain
the buffer between developed areas and the wetlands.

The general concept of the buffers would allow limited human
activity, such as walking, jogging, and observation, in the 50 feet of
the buffer located furthest from the marsh, while the 50 feet nearest
the wetlands would be landscaped with plantings which provide a visual
barrier with limited breaks to permit some views into the wetlands. In
some areas within the outer portions of the buffer, bicycle paths would
be provided. The general concept of this kind of buffer with limited
recreational uses was first proposed by the COE {1982:9} and endorsed by
the USFWS (COE 1982:A2-40, 59) pending review of detailed designs.

The buffer areas are delineated in Specific Plan Map 6.
Detailed descriptions of the buffers are as follows:

a. D Street Fill and Least Tern Area (Specific Plan, Figure
9). This buffer would include a minimum 25-foot channel
within a 60-foot zone specified as a water barrier adja-
cent to the least tern preserve. The remaining 40 feet
of buffer is located on the D Street fill and would
include a pedestrian path and limited activities adjacent
to residential development. A five-foot fence would
separate the outer 40 feet of the buffer from the water
barrier and tern area.

b. Gunpowder Pgint (Specific Plan, Figure 10). Around the
perimeter of Gunpowder Point, the 100-foot buffer would
include a pedestrian path within the 20 feet furthest
from the wetlands. The remaining 80 feet towards the
wetlands would be landscaped with appropriate upland
species and contain a five-foot fence, screened within a
drainage swale.

c. Midbayfront, Residential Areas (Specific Plan, Figures 11
and 12). Adjacent to the residential areas in the
Midbayfront, the wetland areas would be buffered by a
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100-foot strip. Within this strip and moving from the
developed areas io the wetland, the following improve-
ments would occur: o¢rnamental landscaping in a 20-foot
strip adjacent to residences, an eight-foot bicycle path
and five-foot pedestrian path within an approximately
25-foot strip, and a five-foot fence and landscaped berm
blending intc native species within the 50 feet adjacent
to the marsh areas.

d. Midbayfront, Industrial/Business Areas (Specific Plan,
Figure 13). Buffers adjacent to the office and indus-~
trial uses would provide for landscaping and outdoor
activity areas within an approximately 25-foot strip
adjacent to buildings. A public pedestrian path and
landscaping would be provided within the next 20 feet.
The final 50 feet adjacent to the wetlands would include
a five-foot fence, landscaped berm, and native coastal
species as in the other buffer areas.

e. Midbayfront, Specialty Retail Areas (Specific Plan, Fig-
ure 14). A 20-foot strip of the buffer furthest from the
marsh areas would include landscaping and a 12-foot com-
bination bike and pedestrian path. The 80 feet adjacent
to the marsh would have a five-foot fence, landscaped
berm, and native species.

There are two points of disagreement regarding the effective-
ness of the proposed buffers as mitigation of the indirect impacts of
human activity near the wetlands. First, the buffer provides a distance
of only 60 feet between the points of nearest human approach and the area
to be preserved for least tern breeding. If least terns respond nega-
tively to human approaches within 100 feet, then the buffer would not
provide completely natural conditions at the perimeter of the least tern
area. Visual screening with vegetation and the added security provided
by the water barrier within the buffer may serve to reduce the influence
of human activity. The point made by Jones and Stokes (1983:54) and
accepted by the California Coastal Commission (1984:22) is that size
alone is not the key to a successful least tern nesting preserve. The
Coastal Commission did find that the Land Use Plan provided adequate
protection against significant disruption of least tern habitat values.

A second concern regarding the proposed buffer designs re-
lates to the extent of potential uses in some areas. In all areas, the
buffers provide a minimum distance of 50 feet adjacent to the wetlands
which wouid be planted in native species which make a smooth transition
to visual screen plantings and a five-foot fence within the 50 feet.
Outside of this 50-foot natural buffer, the proposed improvements would
serve the multiple purposes of (a) visually screening the wetlands from
human activities; (b} providing public access via walkways, bikeways, and
observation points; and (c¢) providing certain amenities including orna-
mental landscaping and outdoor activity areas for adjacent development.
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These buffer designs were included as part of the Bayfront
Land Use Plan (Sedway Cooke 1983:30-36) and were approved by the Califor-
nia Coastal Commission. In determining that the Land Use Plan provided
adequate public access, the Coastal Commission stated, "The Commission
finds that such carefully located and screened paths are consistent with
Section 30212(a) because wildlife and marsh vegetation wvalues within
environmentally sensitive habitat areas will not be significantly
adversely affected by such passive use" (1984:7}. Specific details
regarding the precise locations for observation points and the precise
uses which would be permitted in the outermost portions of the buffer
areas can be determined upon review of individual development plans.

In addition to the design features discussed above, the
specific plan also includes an extensive Environmental Management Program
(Section 19.88.5). This program identifies the Bayfront Conservancy
Trust as the agency that would own the preserved wetlands and oversee
their restoration and management. The Board of Directors of the Trust
would include representatives from the California Department of Fish and
Game, U.S. Fish and Wildlife Service, and other environmentally oriented
organizations as well as members representing the City of Chula Vista,
the Port District, and the major Bayfront landowner. The composition of
the board is described in Section 19.88.54 of the specific plan. The
principal duties of the Trust would be to prepare a detailed management
plan for the restoration, enhancement, and improvement of the wetland
habitat and to prepare a public education proegram regarding the resources
of the bayfront. The outline of the Bayfront Management Plan included
within the specific plan identifies the various components of the overall
wetlands restoration and maintenance proposal and notes which agencies
have responsibility for the various actions. The remaining questions
regarding augmentation of the freshwater flow into the F-G Street marsh,
the precise design of various trails and passive recreation areas, and
the need for wildlife fences adjacent to roadways can and should be
addressed as part of the development of this management plan.

Initial funding for the Trust and its activities would be
provided by the City of Chula Vista and the developer of the property as
well as by the involved federal and state agencies. Annual funding
support for the Trust and its maintenance functions would be provided by
a new Bayfront Open Space and Maintenance Assessment District.

The concept of wetlands management by a private trust with
representatives from development interests and funded by assessments on
private land has not been accepted by the U.S. Fish and Wildiife Service.
As an alternative, the land in the marsh areas could be deeded directly
to the federal government to be managed by USFWS, or to the state to be
managed by the California Department of Fish and Game, or to the state
Coastal Conservancy. The problem with such arrangements lies in the
difficulty in transferring private money for maintenance operations to
federal or state entities. A potential solution to the administrative
difficuities may involve a private third party, such as the Nature
Conservancy, who can receive private funding and has experience directly
managing preserves and in working with the various agencies involved in
resource management. This particular disagreement--defining the roles of
the various agencies in owning and managing the wetlands--is a matter
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which can be resolved during consultations between the city and/or pri-
vate applicants and the resource agencies invelved. Such consultations
are required as part of Section 7 of the federal Rare and Endangered
Species Act and will occur in conjunction with the U.S. Army Corps of
Engineers process in issuing necessary permits for dredging and filling
in wetland areas.

In summary, all of the identified biological impacts of the
proposed Bayfront Specific Plan can be avoided or substantially lessened
through the implementation of the wetland restoration, enhancement,
buffering, and maintenance programs within the Land Use Plan and Specific
Plan. There Is disagreement, however, regarding the potential effective-
ness of the proposed least tern breeding preserve, the extent of the
impact of development on Gunpowder Point, the effectiveness of proposed
buffer areas, and the precise roles of various entities in preserving and
managing the wetlands. Extensive testimony reflecting this controversy
was presented to the California Coastal Commission during hearings
regarding the Land Use Plan. In approving the Land Use Plan, the commis-
sion found that the plan was consistent with the policy requirements of
Section 30240 of the California Coastal Act:

{(a) Environmentally sensitive habitat areas shall be pro-
tected against any significant disruption of habitat
values, and only uses dependent on such resources shall
be allowed within such areas.

(b) Development in areas adjacent to environmentally sensi-
tive habitat areas and parks and recreation areas shall
be sited and designed to prevent impacts which would
significantly degrade such areas, and shall be com-
patible with the continuance of such habitat areas.

3.5.4 Analysis of Significance

In reaching the conclusion that the lLand Use Plan was con-
sistent with Section 30240 of the Coastal Act, the Coastal Commission
noted:

. « . the Commission has balanced the legitimate interests
of the City in sound economic development and the productive
use of its land against the important coastal resource values
at stake in this area. In this process, the Commission has
given significant weight to the LUP's proposed provision
of two high-priority coastal values at Gunpowder Point--
visitor-serving facilities and expanded public access te the
shoreline.

Finally, in review of the Gunpowder Point proposals as well
as those for the "D" Street Fill area and the extension and
Tidelands Avenue, the commission has been mindful that . . .
the Coastal Act provides that the precise content of an LCP
is to be determined by local government (California Coastal
Commission 1984:16).
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As indicated above, the commission has, with respect to
Gunpowder Point, balanced the concentration of development in the least
environmentally sensitive areas of the Chula Vista Bayfront with the
city's policies for major wetland protection and enhancement. Although
some interested parties testified before the commission in favor of other
ways to protect Bayfront coastal resource values, the commission found
that the provisions embodied in the LUP are consistent with the standards
of Chapter 3 of the Coastal Act.

(The above California Coastal Commission findings differ from
the wording presented in the draft EIR dated November 1, 1984. This is
because the coastal findings were not available in their final wording
until December 21, 1984.)

In implementing this approved Land Use Plan, the specific
plan would provide wetland restoration and protection measures consistent
with the proposals of the LUP. These measures would avoid the direct
impacts of wetlands destruction by a program of enhancement and replace-
ment with reclaimed marsh areas. Other direct impacts related to the
development on Gunpowder Point--reduction of the least tern nesting area,
altered drainage characteristics, construction of roadways near clapper
rail habitat--and the indirect impacts of increased human activity would
all be substantially reduced by the measures incorporated into the
project,
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3.6 ARCHAEOLOGICAL/HISTORICAL RESOURCES

3.6.1 Project Setting

Previous surveys for archaeological and historical resources
have resulted in a total inventory of the project area. WESTEC Ser-
vices, Inc. (1977) prepared a report describing archaeological sites in
the northern portion of the property west of -5 and north of G Street.
Bull and Ezell (1973) surveyed the Sweetwater River channel, including
the small property east of 1-5; later studies (Leach 1977} resulted in
excavation data for cultural resources in the area. Caltrans personnel
have also examined areas within the Bayfront zone. Recent studies
(DeCosta 1981; Snyder 1982) have focused on a historic dump in Paradise
Marsh. A bikeway route was surveyed along the present railroad alignment
by Caltrans (Corum 1978). The railroad line was also surveyed for the
Metropolitan Transit Development Board (Carrico 1978). Bull (1977)
prepared a report describing the excavation of the prehistoric site at
Gunpowder Point. The specific resources found as a result of these
studies will be discussed in the following paragraphs.

SDi-8873H is a historic dump with three main areas of
deposit. The northernmost area is outside the Bayfront property within
Paradise Marsh. An eastern location is east of I-5. Locus C extends
from the Sweetwater River north and is on the Bayfront property. These
deposits have been investigated by Caltrans (DeCosta 1981) and have been
determined to contain garbage discards dating from 1915 through 1950.
The integrity of this otherwise significant find has been compromised by
repeated scouring for usable discards and normal leveling and material
movement associated with dump operations; the site was determined to be
ineligible for inclusion on the National Register of Historic Places
{Snyder 1982}.

Site SDi-4958/SDM-W-1323 was excavated by RECON (Bull 1977).
This site once covered the entire Gunpowder Point area, but agricultural
and other disturbances have reduced it in size substantially. The only
remaining intact deposit is located on the northernmost bluff area.
Eighty-nine artifacts were found during the RECON excavation. In addi-
tion, shell and animal bone were found. At the time of the preparation
of the RECON report, the plan was to fence the site and incorporate it
into an open space area.

SDi-5512/SDM-W-1653 was recorded during a Caltrans survey
of a proposed bikeway route {Corum 1978). The site is described as a
disturbed scatter of flakes, flake tools, and shell. This site has never
been tested and its significance is unknown. It was estimated to be 15
by 100 meters in size with an unknown depth.

SDi-6025/SDM~W-1840 was recorded during the WESTEC Bayfront
survey. The site consists of scattered flake tools and shell. It was
recorded as heing 85 by 50 meters in size with an unknown subsurface
deposit. This site is also highly disturbed but has been classified as a
midden site with some potential to yield important data.
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Two archaeological sites have been recorded on the eastern
square of property that is within the redevelopment area. Both have been
impacted to some extent by recent development.

Site SDi-3 is a shell midden located in the western portion
of the small area. According to the Army Corps of Engineers, this site
has been disturbed heavily by modern impacts but may still contain some
important information. The size and exact dimensions of the site are not
known at this time because of the disturbance.

Site SDM-W-2241, in the same general southwestern area of the
small square property as SDi-3, was recorded by George Carter, who noted
the shell scatter of the latter site. He defined SDM-W-2241 as a geolog-
ical deposit that contains artifacts representative of Early Man. At the
time of recordation, the site had been disturbed by road construction.

: Record searches have been obtained from San Diego State
University and the San Diego Museum of Man. The data contained in these
documents has been incorporated into this report, but site locations and
precise descriptions are not included to protect the resources.

Besides the two record search institutions cited above, the
Army Corps of Engineers ({(Gloria Lauter, archaeclogist]) and Caltrans,
District 11 (Martin D. Rosen, archaeologist) personnel were consulted.

3.6.2 Potential Impacts

Development of the Bayfront project area will adversely
impact the archaeological sites within the project area by destroying
them through grading, fill, and other construction-related activities.
No cultural resources were found near the project boundaries so that
indirect impacts are unlikely.

3.6.3 Mitigation Measures

The present condition of the sites discussed in this section
is not known. Therefore, preliminary tests coordinated with the planned
development need to be done. These tests would consist of surface
collections of artifacts, posthole excavations to establish site size and
depth, and one-by-one-meter unit excavation to sample the artifacts and
establish site significance. Sites determined to contain significant
cuitural materials would then be sampled further to achieve mitigation,
uniess the sites can be preserved in open space easements.

Following any data collection program, the artifacts shouid
be cataloged and analyzed. A report describing the results of the
project should be prepared.

3.6.4 Analysis of Significance

All of the archaeological resources located on the Bayfront
property, except for the historic dump site, SDi-8873H, constitute
important sources of data on prehistoric populations. Their unmitigated
loss would be a significant impact.
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3.7 LAND USE

3.7.1 Project Setting

The mixed array of existing land uses within the 790-acre Chula
Vista Bayfront area includes agricultural, industrial, and commercial
uses. Vacant areas are also scattered throughout the site which contain
wetlands, uncontrolled and hydraulic fills, and neighborhood and commu-
nity parks. Access to the site currently exists from I-5 at E, H, J, and
L streets, with Bay Boulevard serving as a frontage road nearly the
entire length of the site. At the present time, only F Street and Tide-
lands Avenue provide internal public access. Table 7 depicts the current
acreages for each of these uses.

Nearly the entire plan area is held within three corporate
ownerships: San Diego Gas & Electric {SDGEE) owns 84 acres south of J
Street; Rohr Corporation owns 100 acres between G and I} streets; and the
Atchison, Topeka and Santa Fe Railway (AT&SF) owns approximately 400
acres north of G Street. Other small holdings exist between 1-5 and the
SDEAE right-of-way which vary in size from 0.5 to 3.5 acres (Sedway Cooke
1983:111-1)., Both the SD&AE and SDGEE rights-of-way (for 138-kV and
69-kV transmission lines) exist near the eastern boundary of the site and
run the length of the project. Figure 13 depicts the existing land uses
within the project boundary.

As indicated by Figure 13, industrial uses dominate the
landscape in the area roughly south of G Street. Rohr's manufacturing
operations and parking areas occupy a large percentage of this southern
area and are the most intensive land use in the plan. Their operation
also occurs to the west of the plan area on the San Diego Unified Port
District lands. Utilization of the area south of J Street is mainly for
the power plant operations of SDGEE. Other uses include the salt works
(4 acres), a park site, an industrial park, and an auto wrecking yard.
Vacant areas containing approximately 20 acres also lie between -5 and
Bay Boulevard at J Street.

To the north of G Street, the agricultural use by Bay Pointe,
Ltd. (Vener Farms truck crops) is the dominant use. Approximately 100
acres in this area between Rohr's operations and Sweetwater Marsh is in
agricultural production. Wetlands occupy an area containing approxi-
mately 200 acres {Sweetwater Marsh, Paradise Channel, E Street marsh,
F-G Street marsh, a remnant freshwater marsh, and Vener Pond). Other
vacant lands exist at Gunpowder Point and the entire D Street fill area.
Gunpowder Point, in the northern portion of the plan area, also contains
five acres in agricultural use, various relic structures, and a resi-
dence. The industrial uses located at the end of F Street include
various boat works and the Rayne water purification system. Highway
commercial uses are located in the small ownerships between 1-5 and the
SBEAE right-of-way, which include restaurants and a motel. A small park
is located at the foot of F Street.

Aside from the above land uses west of [-5, a 16.8-acre parcel
east of the freeway is also included in the land use plan area. This
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TABLE 7

EXISTING USES WITHIN THE
CHULA VISTA BAYFRONT PLAN AREA

Type of Use

Area

Acreage

Agriculture
Commercial

Industrial

Vacant land

Right-of-way/landscaped
parking

Wetlands

Parks

Vener Farms, Gunpowder Point
Highway-related at E-F streets

SDGEE Power Plant, Rohr opera-
tions, Rayne water systems, boat
works, industrial park south of
L Street, salt works, and mixed
industrial uses between H and G
streets along Bay Boulevard

Gunpowder Point, D Street fill,
inland parcel, areas south of J
Street, F/G Street vacant areas,
and scattered areas north of F
Street

SDGEE and SDAEgE

Sweetwater Marsh, Paradise Creek -

channel, F/G Street marsh, E
Street marsh, Vener Pond, a
remnant freshwater marsh near
F Street, and a mudfiat area at
J Street

F Street and J Street areas

100
13

230

167

60

200

20

TOTAL

790
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parcel is bounded on the north by the Sweetwater flood-contro! channel
and is zoned for light industrial use. At the present time, this parcel
is partially vacant.

Uses adjacent to the project site exist in Chula Vista, in
National City, and on San Diego Unified Port District lands. The 24th
Street Shipyards, a park and boat launching area, and other heavy indus-
trial uses are nearby in National City to the north. The Port District
lands, which lie to the north and west between the project boundary and
the mean high tide line, contain other Rohr operations, the marina off of
Tidelands Avenue, portions of the D Street fill, and other vacant under-
utilized lands. The adjacent development in Chula Vista east of I-5 is
predominantly residential.

From a land use planning standpoint, the Chula Vista Bayfront
Land Use Plan {Phase Il of the LCP) has been approved by the California
Coastal Commission as a local coastal program and adopted by the Chula
Vista City Council. This plan, which is in substantial conformance with
the 1974 Chula Vista Redevelopment Plan for the Bayfront (one of four
redevelopment districts within the city), provides the current land use
designations for the area. The existing zoning is in conformance with
the redevelopment plan. The Bayfront Specific Plan (Phase |1l of the
L.CP), which this document addresses, differs slightly from the currently
approved Land Use Plan by designating uses for the areas of development
reserve. These alterations are discussed in the following impact sec-
tion. Figure 14 illustrates the uses proposed in the LCP.

In addition to the LCP, there are several other jurisdictional
planning operations either adjacent to or within the plan area. As
discussed above, the National City Planning Area is adjacent to the plan
area on the north, with Port District lands to the north and west. The
Bayfront Land Use Plan calls for coordination between the City of Chula
Vista and Port District planning efforts. In addition, a joint project
between Caltrans and the U.S5. Army Corps of Engineers is under construc-
tion to the north and east of the project area along the Sweetwater
River. The project includes creating a flood-control channel for the
Sweetwater River to enter the bay just north of the D Street fill and the
construction of Route 54 and its interchange with 1-5. The flood-control
channel will occupy the median between the eastbound and westbound lanes
of Route 54. The project also includes the widening of a portion of [-5
and the acquisition of marshlands in Paradise and Sweetwater marshes.

3.7.2 Potential Impacts

Approval of the Chula Vista Bayfront Specific Plan (Phase 1I]
of the LCP) will allow the Chula Vista Bayfront Land Use Plan to be
implemented. Approval of the specific plan will supersede the provisions
of the existing zoning ordinance. Realization of the plan will increase
the acreage in urban use over the entire site from 290 acres to approxi-
mately 450 acres. The majority of the increase will occur in Subareas 1
through 4 (the area north of G Street) due to the conversion of agricul-
tural land and the utilization of vacant (wetlands and fill} areas. The
change in the overall development intensity in the area will substan-
tially alter the existing character of the site. However, the plan has
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been designed to integrate the proposed uses with the existing natural
features. Table 1 reflects the proposed land use acreages for the
Bayfront area as a whole and by subarea.

The proposed land uses and their relationship to the plan area
are briefly discussed below. A more detailed analysis is contained in
the plan itself, which is included as Appendix B of this report. Fig-
ure 4 shows the location of each of the proposed uses.

a. Industrial. The change in industrial uses for the Bayfront
plan area will increase the total amount to approximately 50 acres. This
type of use will generally remain concentrated in the area south of G
Street. The increases will occur at several of the plan areas: (1) at
the inland parcel east of |1-5, (2) on the vacant parcel south of J Street
and east of the railroad right-of-way, and (3) within the area east and
south of the F/G Street marsh.

The specific plan modifies the approved Land Use Plan by
including the area south of Lagoon Road and north of the Rohr facility as
an industrial business park. All of the new industrial use proposed for
the Bayfront north of G Street, with the exception of the inland parcel,
will consist of industrial business park. This is in accordance with
Coastal Act policies which delete general industrial uses from the
improved Bayfront area (Sedway Cooke 1983:V-19). The existing industrial
uses at Rohr and SDGEE will be allowed to continue and expand (Sedway
Cocke 1983:111-3).

b. Commercial. Both the scope and overall acreage of commer-
cial development within the Bayfront area will be greatly increased.
The existing highway-related commercial will increase from 13 acres to
23 acres. Three areas north of E Street, which are either used for
agriculture or vacant, are proposed highway commercial. The vacant area
at the J Street/Bay Boulevard intersection is also proposed for highway
commercial. Commercial office parks are proposed for three locations
(totaling 47 acres) that are now predominantly agriculture. Other new
commercial uses include a hotel on Gunpowder Point (14 acres), marine-
related commercial on the D Street fill (21.1 acres), and an area of
specialty retail (8 acres) west of the E Street marsh. The total com-~
mercial acreage proposed is approximately 113 acres. The specific plan
differs from the approved Bayfront Land Use Plan by increasing the
specialty retail area by 7 acres, decreasing the office park area by 5.3
acres, and increasing the marine-related commercial area by 13.4 acres.

c. Residential. Areas containing high-density multi-family
units are proposed for a portion of the D Street fill and two areas of
existing agricultural land in Subarea 3. The plan suggests a broad range
of housing types in an attempt to integrate this new use into the Bay-
front setting. Approximately 46 acres are proposed for residential use.
The Land Use Plan proposed 57 acres for residential development,

d. Landscaped Parking. Landscaped parking beneath the exist-
ing SDGEE right-of-way power line is proposed for 19.5 acres from
D Street to J Street. The plantings will be no more than 15 feet in
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height to maintain sufficient clearance from the power lines. SDGESE has
recognized this as a compatible use within the right-of-way (Sedway Cooke
1983:111-42).

e. Public Open Space. Public open space includes those areas
designated in the plan as wetlands {222 acres), wetland buffer areas (34
areas), upland resources (15 acres}, and parks (39 acres). The desig-
nation refers to all physically and visually accessible open land for
public enjoyment and use. Each of the following wetliand uses are dis-
cussed in more detail in the Bayfront plan, and the bioclogical implica-
tions of the alterations are presented in Section 3.5 (Bioclogical
Resources) of this report.

1. Wetlands designation includes all existing, restored,
enhanced, or newly created salt marshes, ponds, and mudflats. No use
beyond natural habitat protection or minor scientific and educational use
is proposed (Sedway Cooke 1983:111-5).

2. Wetland buffers include all the zones adjacent to the
wetland areas required for habitat protection and preservation of the
health and vitality of the adjacent wetland ecosystem. Permitted uses in
the buffer zones include provisions for controlled public access, minor
grading and landscaping, and minor scientific or educational uses (Sedway
Cooke 1983:111-6).

3. Upland resources include the remaining upland habitat
for the least tern reserve at the southwest corner of the D Street fill
and the upland revegetation zone on Gunpowder Point. No uses are per-
mitted on the least tern reserve except for miner scientific or educa-
tional uses. The upland revegetation zone on Gunpowder Point will be
accessible to pedestrians but not improved for specific uses except
passive recreational uses and minor scientific or educational uses.

4, The existing park acreage is contained in the F and J
Street parks and totals 20 acres. A series of seven additional community
or neighborhood parks to be used for recreation would be established
throughout the Bayfront plan area. Limited parking would be provided at
several of the parks, and all would be linked via a continuous, publicly
accessible pedestrian system. These new park areas will increase the
total to 39 acres.

f. Roadways and Rights-of-Way. The major roadway improve-
ments and alterations proposed by the Land Use Plan include the extension
of Tidelands Avenue across Sweetwater Marsh, the westerly extension of
E and F Streets to Tidelands Avenue, improved access to Gunpowder Point
via the two levee roads, and an access road onto the D Street fill. A
complete analysis of the entire circulation system is addressed in Sec-
tion 3.10 (Transportation and Circulation). Tidelands Avenue will cross
Sweetwater Marsh within the existing SD&AE right-of-way and will alter
the existing wetlands conditions. This impact is discussed in detail in
Section 3.5. The proposed acreage for roadways and rights-ofway under
the Bayfront plan is approximately 40 acres.
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Each of the above proposed land uses, with the exception of the
industrial uses, will alter the character of the Bayfront site by remov-
ing areas of less intensive development (agriculture, wetlands, and
vacant fill} and replacing them with a variety of intensive urban land
uses. Although the land use impacts to much of the agriculture and
vacant fill lands are not considered significant, the proposed plan will
remove a generally open area from the surrounding urban environment. The
impact of the proposed land uses to wetland habitat is considered sig-
nificant and is fully discussed in Section 3.5.

The specific plan integrates the proposed uses with those
existing and planned uses surrounding the project as well as the uses
within the plan. For example, the plan provides good pedestrian and
vehicular access across -5 to Chula Vista and identifies industrial
business park land use as a transition to the existing industrial use in
Subarea 5. Also, the plan includes both residential and office park
uses, which results in peak-hour traffic being split between those trips
which are leaving the area in the morning and those which are entering.
The same holds true during the evening peak hour. Furthermore, the
provision of both residential and office park uses within the plan allows
for people to live and work in the same area, further reducing traffic

impacts.

3.7.3 Mitigation

The land use impacts resulting from the proposed conversion of
agricultural land and some of the vacant fill areas to several types of
intensive land uses have been mitigated through the design measures
contained within the plan. The uses are consistent with the intent of
the approved Land Use Plan, which has attempted to integrate the natural
features of the area with the proposed uses. Specific design criteria of
the plan are included in Appendix B.

The impact of the proposed development on Gunpowder Point,
portions of the D Street fill, the extension of Tidelands Avenue across
the Sweetwater Marsh, and the alteration of the F/G Street marsh areas
have significant biological implications, and mitigation measures are
discussed in Section 3.5 {Biological Resourcesj.

3.7.4 Analysis of Significance

The loss of agricultural areas within the Bayfront plan is not
considered significant given that there are no prime agricultural soils
on the property. In addition, the utilization of much of the vacant fili
areas for commercial, parking, industrial, residential, or parks is also
not considered a significant impact.
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3.8 COMMUNITY INFRASTRUCTURE

3.8.1 Schools

3.8.1.1 Project Setting

The residential development areas proposed for the Bayfront
are located within the Chula Vista City School District (elementary) and
Sweetwater Union High School District (junior and senior high). The
elementary school closest to the project area is the Mae L. Feaster
School, located just east of |-5 on Flower Street. At the present time,
this school is at capacity and students are being bused out due to the
overflow conditions. The City School District is currently engaged in an
effort to integrate schools and make recommendations on school assign-
ments (Linn, Chula Vista City School District, 10/11/84). Within the
Sweetwater Union High School District, Chula Vista junior and senior
highs would serve the Bayfront area. Both of the current enrollments at
these schools also exceed their capacities (Hendee, Sweetwater Union High
School District, 10/12/84).

3.8.1.2 Potential Impacts

Ultimate maximum residential development of the Bayfront area
would, according to the generation rates provided by the Chula Vista City
Schoo!l District and the Sweetwater Union High School District, add ap-
proximately 274 elementary school students and 343 junior high school and
high school students, or a total of 617 students. Appendix A explains
the derivation of these figures.

The proposed residential development would contribute to
overcrowding of the school facilities within both of these districts and
thus impair the normal functioning of educational programs in the dis-
tricts. The location of the proposed development, west of [-5 and the
San Diego Trolley line, would also create the additional impact of
requiring the Chula Vista City School District te bus students to the
school for safety purposes (Linn, Chula Vista City School District,

10/11/84).

3.8.1.3 Mitigation

Both districts would require enforcement of the City of Chula
Vista ordinance requiring a letter of service availability prior to ap-
proval of the residential units. This letter would require the developer
to agree to make a contribution toward the cost of providing temporary
classroom facilities, which are considered the "best and proper solution”
of the impacts (Hendee, Sweetwater Union High School District, 10/12/84).

3.8.1.4 Analysis of Significance

Since proper mitigation measures exist to alleviate the
overcrowded school conditions within both districts, the Impacts are not
considered significant.
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3.8.2 Fire Protection

3.8.2.1 Project Setting

The project area would be served by the City of Chula Vista
Fire Department. The nearest existing station (Number 1) is located at
447 F Street, approximately one mile to the east of the project. The
response time from this station is three minutes. This station houses
one engine and truck company with eight men on duty at this station 24
hours per day. A second engine company would respond from the station at
80 East J Street, approximately four miles from the site, within three to
five minutes. Three men are on duty at this station 24 hours per day
(Thomas, Chula Vista Fire Department, 10/10/84). The Chula Vista Fire
Department also maintains a mutual-aid agreement with the National City
Fire Department whenever there is a fire in Chula Vista. The National
City Fire Department would respond from its station at 16th and D streets
in National City with three men and one engine company. The response
time would be approximately five minutes (Piner, National City Fire
Department, 10/10/84).

3.8.2.2 Potential impacts

Fire protection services for the Bayfront from the station
indicated above would be adequate. However, development of the plan area
would contribute to the cumulative impact of new development on the
department's ability to provide fire protection services.

3.8.2.3 Mitigation

To help reduce the potential for fire hazards -within the
project area, the proposed development should be constructed in accor-
dance with fire standards specified by the Chula Vista Fire Department
and other city codes (i.e., street design for ingress and egress, hydrant
pressures, etc.).

3.8.2.4 Analysis of Significance

Although the proposed project would incrementally increase
fire service demands, the impact is not considered significant.

3.8.3 Police Service

3.8.3.1 Project Setting

Police protection is currently provided by the City of Chula
Vista Police Department. The police station is located at 276 Fourth
Avenue, approximately one mile from the plan area. Average response time
to the plan area is 2.5 minutes for emergency calis, 8 minutes for rou-
tine calls, and 12 minutes for less urgent calls {Blackstrom, Chula Vista
Police Department, 10/17/84). At the present time, there is approxi-
mately one police officer per every 1,000 residents within the City of
Chula Vista.
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3.8.3.2 Potential Impacts

The project would contribute to the cumulative impact on
police services, which requires additional offlcers and equipment as the
city's population increases.

3.8.3.3 Mitigation

The proposed project in itself would not require that addi-
tional police services be added. However, additional police manpower and
equipment eventually will be needed in response to overall population
increases with the city.

3.8.3.4 Analysis of Significance

The impact on police service within the City of Chula Vista
is not considered significant.

3.8.4 Library Services

3.8.4.1 Project Setting

The City of Chula Vista Public Library is located at 365 F
Street, approximately one mile to the east of the project site. There
are no branch libraries in the city. At the present time, the library is
understaffed due to Proposition 13 and personnel cannot be trimmed any
further, as only one or two librarians are on duty at any given time
{Mancini, Chula Vista Public Library, 10/9/84).

3.8.4.2 Potential Impacts

Given the existing conditions associated with service offered
by the Chula Vista Public Library, any increase in the number of poten-
tial users of the library would contribute to the cumulative impact of
new development on library services (Mancini, Chula Vista Public Library,
10/9/84). The possible impacts include reductions on children services,
auditorium and meeting room services, and further overloading of informa-
tion services (Mancini, 10/10/84).

3.8.4.3 Mitigation

The proposed project would not in itself require that addi-
tional library services be added. However, additional library service
(branch library, additional staffing, and increased public services) will
be required in response to the overall demands being placed on the
library from population increase throughout the city.

3.8.4.4 Analysis of Significance

Implementation of the proposed uses within the Bayfront plan
area would not significantly impact the adequacy of the library service
beyond that which already exists.
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3.8.5 Hospital Services

3.8.5.1 Project Setting

The nearest hospital facility available to serve the project
site is the Bay Hospital Medical Center, located on H Street, approxi-
mately 0.75 mile to the southeast. Bay Hospital has a capacity of 159
beds, and for the fiscal year 1983-84, the average occupancy of the beds
was 81 percent. The emergency room is one of the busiest in the region,
averaging 2,000 patients per month (Rosebrough, Bay Hospital Medical
Center, 10/10/84). Any trauma patients would be sent to University
Hospital.

3.8.5.2 Potential Impacts

The existing Bay Hospital Medical Center is considered to
have adequate facilities to serve the new uses proposed by the Bayfront
Specific Plan.

3.8.5.3 Mitigation

No mitigation measures are deemed necessary at this time
since adequate facilities are available.

3.8.5.4 Analysis of Significance

The impact on hospital service is not considered significant.
3.8.6 Solid Waste

3.8.6.1 Project Setting

The project area is currently serviced by the Chula Vista
Sanitary Service, Inc., a private hauler contracted by the City of Chula
Vista. All of the solid waste collected in the vicinity of the project
site is disposed of at the Otay landfill, located one mile east of Inter-
state 805 on Otay Valley Road. This landfill is open seven days per week
and is owned and operated by the County of San Diego. The Otay landfill
has a remaining life expectancy of approximately 20 years (Calieri, Chula
Vista Sanitary Service, 10/9/84}.

3.8.6.2 Potential Impacts

Estimates for the production of solid waste from the proposed
uses for the Bayfront plan area indicate that approximately 34,300 pounds
of solid waste would be generated per day from the proposed commercial
and residential uses. This additional amount of solid waste would incre-
mentally shorten the life span of the Otay landfill. Appendix A explains
the derivation of these figures.

3.8.6.3 Mitigation

Since collection and disposal service will be available to
the Bayfront area, no mitigation is required.
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3.8.6.4 Analysis of Significance

The solid waste generated by the Bayfront plan area can be
adequately handled by the Otay landfill, and therefore, the impact is not
considered significant. :

3.8.7 Public Transportation

3.8.7.1 Project Setting

The Bayfront plan area is located within the Chula Vista
Transit service area. Although no routes cross {-5 into the bayfront,
several routes now terminate at H and L streets, where they intersect
with the freeway. These routes include 702A, 705, and 706, which lead
into the center city to the east (Smith, Chula Vista Transit, 10/10/84)}.
San Diego Transit also has bus routes {Route 32) into Chula Vista that
terminate at the H Street trolley station west of Broadway. The San
Diego Trolley is the primary form of public transportation in the area
and lies just east of [-5. Approximately 13,000 to 15,000 persons per
day pass through Chula Vista on the trolley. The trolley has stop
stations at H Street and Palomar Street in the City of Chula Vista as it
proceeds to and from San Diego and the international border (Price, San
Diego Transit, 10/9/84).

3.8.7.2 Potential Impacts

Implementation of the project will necessitate increased
public transportation in the Bayfront area to serve users of the tourist
facilities, residents, and commercial and industrial park employees.

3.8.7.3 Mitjgation

The extension of Chula Vista Transit bus service routes onto
Clapper Rail Way, Lagoon Road, and Least Tern Road would provide adequate
public transportation access into the Bayfront area. The extension of
these routes is currently in the planning stages (Smith, Chula Vista
Transit, 10/9/84). A future trolley station is also proposed on the
north side of E Street.

3.8.7.4 Analysis of Significance

Since public transportation planning into the Bayfront area
has been acknowledged by Chula Vista Transit and a nearby trolley station
is proposed, none of the impacts are considered significant.
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3.9 UTILITIES
3.9.1 Water

3.9.1.1 Project Setting

Water service is provided to the subject property by the
Sweetwater Authority, which obtains water from the San Diego County Water
Authority. The existing water lines in the area include:

a. a 12-inch line along Bay Boulevard between E and J
streets,

b. a 12-inch line along E Street which becomes an 8-inch
line upon crossing Bay Boulevard and leads to Vener
Farms, :

c. a 12-inch line along G Street which extends to the end of
G Street at San Diego Bay,

d. 10-inch lines which extend south from G Street along Quay
and Sandpiper,

e. a 12-inch line along Tidelands Avenue, and

f. a 16-inch line along F Street which terminates at Bay
Boulevard.

Other lines also exist to the south to serve SDGEE and Rohr's operations.

At the present time, the maximum capacity from the Sweetwater
Authority Filtration Plant is 30 million gallons per day (MGD). Agree-
ments with the County Water Authority also provide access to an addi-
tional treated 30 MGD if necessary. The Authority is also in the process
of constructing another reservoir off of Bonita Road, which will hold
18 million gallons (Silva, Sweetwater Authority, 10/18/84].

3.9.1.2 Potential Impacts

Ultimate development of the project site will result in
approximately 539,810 gallons being consumed per day for residential and
commercial uses. Since industrial water use can vary greatly depending
on the specific type of use, the approximate consumption has not been
included. The commercial and residential consumption can alsoc be vari-
able for this same reason. While this amount of water is not considered
a disproportionate amount of water for the project, it will contribute
incrementally to the increased demand for water resources in San Diego
County. The Sweetwater Authority anticipates no problems in providing
water for the project (Silva, Sweetwater Authority, 10/18/84). However,
it is unlikely that the existing distribution system can meet the water
demands of ultimate project development {Rossmiller, Sweetwater Author-
ity, 11/26/84)
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The basic water service proposed for the area will consist of
a 16-inch line along E Street to Tidelands Avenue, a 16-inch line across
Sweetwater Marsh connecting to Tidelands Avenue in National City, a
12~inch loop line to Gunpowder Point, and a 14-inch line connecting on
Tidelands Avenue between G Street and E Street. Other lines proposed for
the Bayfront area are shown in the specific plan (Appendix B). In addi-
tion, phased development of the project may require off-site pipeline
construction to maintain adequate pressure and necessary flows for fires.
The biological impacts associated with implementation of the water lines/
road system are fully discussed in Section 3.5.

3.9.1.3 Mitigation

The water lines will be adequately sized to assure sufficient
capacity for the most intensive user and to provide adequate pressure for
fire flows during construction as well for the completed project {Sedway
Cooke 1983:111-23). Because phased development may require off-site
pipeline construction, especially in iIndustrial areas, to maintain
adequate pressure and fire flows, a temporary connection to National City
pipelines shall be made during development of the D Street fill area, as
well as a permanent valved connection for fire protection of facilities
in either city.. The major factor in sizing pipelines for this project
will be fire flows, especially for commercial or industrial buildings,
which may require 4,000 to 9,000 gallons per minute provided by looped
12-inch or single 16-inch pipelines (City of Chula Vista 1984:31).
Sweetwater Authority is currently updating its 1979 Master Plan, which
includes a computer-assisted hydraulic analysis. The Bayfront project
will be included in this update, with the results providing assistance in
the determination of system modifications as well as sizing of on-site
water mains and storage capacity (Rossmiller, Sweetwater Authority,
11/26/84).

Although the ability to provide water to the area will not
create adverse impacts, the proposed uses should adhere to the appropri-
ate water conservation measures required by local and state policies. In
addition, assessment fees will be charged by the Sweetwater Authority for
connection to the service {Silva, Sweetwater Authority, 10/18/84).

3.9.1.4 Analysis of Significance

The cumulative impact of increased water consumption within
the San Diego region is considered a significant impact.

3.9.2 Sewer

3.9.2.1 Project Setting

Sewer service is provided to the project area by the City of
Chula Vista, which is a member agency of the San Diego Metropolitan
Sewage System (Metro). Sewage flows from Chula Vista flow north to the
Point Loma Treatment Plant via a 78-inch trunk sewer line that runs the
length of the project between |-5 and the SDEAE Railway right-of-way.
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The City of Chula Vista's current capacity rights for flows into the
Metro system are 18.2 MGD. The current sewage generation within the city
is approximately 9 MGD. Other existing sewer lines in the vicinity of
the project include the following:

a. Bay Boulevard: segments of an 8-inch line from approxi-
mately 300 feet north of F Street and about 300 feet
south of F Street to G Street, and within an easement
parallel to the SD&AE railroad tracks are 18- and 21-inch
lines from G to J Street.

b. G Street: 10~ and 12-inch lines from Quay Avenue to
approximately 1,000 feet west of I-5.

c. J Street and Tidelands Avenue: 2 12-inch line which
transitions to a 10-inch and 8-inch line, with the 8-inch
line extending west to the marina at the end of J Street.

d. Quay Avenue: 10-inch line.

e. Sandpiper Way: 8-inch line.

3.9.2.2 Potential Impacts

Sewer service would be available to the Bayfront plan area
via extension of existing lines. Figures in Appendix B detail the pro-
posed sewer line extensions. Briefly, the project area is proposed to
drain to future metering facilities. Sewers flowing by gravity to these
locations at even a relatively flat 0.2 to 0.4 feet per 100 feet would
require considerable earthwork for the D Street fill and Gunpowder Point
developments. Portions of those areas will drain towards a sewage lift
station, which will force the sewage under pressure across the bridge or
dike to gravity sewers. Phased development may require extensive off-
site grading and sewer extensions (Sedway Cooke 1983:111-23).

: It is anticipated that the proposed project will generate
approximately 0.4 MGD of sewage on the average and 0.8 MGD as a peak flow
{Sedway Cooke 1983:111-23}. Implementation of these sewer lines/road
system will also create biological impacts at certain locations. These
impacts are discussed in detail in the Biology section of this report.

3.9.2.3 Mitigation

Since the proposed sewage lines are expected to adequately
handle sewage flows from the project area and the capacity to handle the
flows exists within the City of Chula Vista, no mitigation other than
the connection fees will be required. Measures to mitigate the grading
impacts (resulting in biological impacts) necessary to construct the
sewer/road system are discussed in Section 3.5.

3.9.2.4 Analysis of Significance

The cumulative impact of increased sewage flows into the
Metro system is not considered significant as Chula Vista's utilization
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of its allotted capacity is well below the limit. The significance of
the biological impacts related to the implementation of the sewer/road
system is discussed in Section 6.3, Less Intense Development/Biologically
Preferred Alternative.

3.9.3 Electricity/Natural Gas

3.9.3.1 Project Setting

Development of the Bayfront plan area would require electric
and natural gas service, both provided by SDGEE. Gas and electric
distribution facilities can be made available to the project area in
accordance with SDGgE's rules, as filed, with approval by the California
Public Utilities Commission. As discussed in the Land Use section of
this report, a 138-kV and 69-kV transmission Iline in a 150-foot-wide
right-of-way exist on the project site. Natural gas lines exist at the
following locations:

a. E Street: a 2-inch line terminates just west of Bay
Boulevard.

b. F Street: a 3-inch line terminates just west of |-5.

c. G Street: a 6-inch line becomes a d-inch line just west
of the railroad right-of-way and a 3-inch line just east
of Tidelands Avenue and continues to Quay Avenue.

Several other natural gas lines terminate at [-5 from the east.

3.9.3.2 Potential Impacts

Ultimate development of the Bayfront plan area would result
in increased demands for electricity and natural gas. During grading and
construction phases of the project, short-term energy demands would also
be created for gasoline and diesel fuel. The most significant demand,
however, would result from the long-term electrical and natural gas con-
sumption associated with maintenance and operation of future industrial,
commercial, and residential uses.

An approximate rate of energy consumption for commercial and
residential development in accordance with the proposed land uses is
4,430,946 kilowatt-hours {kwh)} of electricity per month and 67,063 therms
of natural gas per month. Since industrial consumption of electricity
and natural gas is highly variable depending on the specific type of use,
usage figures have not been included. Estimates of the amount of fuel
that would be consumed during project construction are not presently

available.

Development of the project area is not expected to consume an
excessive amount of energy for the type of development planned. However,
it would result in a substantial increased demand for energy and would
contribute to the cumulative demand for energy resulting from the new
development. Although the energy demands are within the capacity of
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SDGEE's resources at this time, the cumulative effect of the proposed
project and other new developments is a much increased demand for energy
resources, both in the local region and in the greater southern Califor-
nia area. While gas and electric distribution facilities can be made
available to the project area, according to SDGgE's rules filed with and
approved by the California Public Utilities Commission, the continued
availability of gas and electric energy for this project and other future
projects is dependent on the supply of fuel and other essential materials
as well as governmental approval of facilities construction (Rose, SDGEE,
10/6/81).

Although the Bayfront Land Use Plan and specific plans do not
detail improvements necessary for electric and natural gas distribution,
it is assumed that all utility improvements will be underground, except
for the existing 69-kV and 138-kV transmission lines. This will limit
any associated visual impacts. :

3.9.3.3 Mitigation

Although total mitigation of the incremental electrical and
natural gas consumption Impacts is not possible, a number of energy
conservation measures could be incorporated into the future development
plans for the project area to reduce the anticipated increase in demand.
These measures include the following:

a. Orient buildings to receive maximum benefit of active
and passive solar access.

b. Shade structures with vegetation, wusing nondeciduous
trees on the north and deciduous trees on the south.

c. Design buildings to incorporate energy conservation
practices to the extent feasible, including design and
construction of heat-venting systems, low-energy-use
water-heating systems, window treatments, insulation, and
weatherstripping.

Other measures required by Chula Vista City Ordinance and appropriate
coastal policies would also be implemented.

3.9.3.4 Analysis of Significance

Since SDGE&E would be able to adequately provide electricity
and natural gas to the project area and is highly aware of the energy
need associated with the Bayfront area (Lee, SDGgE, 10/17/84), the
impacts are not considered significant.

74



3.10 TRANSPORTATION AND CIRCULATION

A traffic study for the Chula Vista Bayfront Specific Plan was
prepared by Federhart & Associates in October 1984, The following dis-
cussion is taken from the Federhart & Associates study, which is included
as Appendix C of this report, and the Traffic Analysis for the Chula
Vista Bayfront Development Plan, prepared by Robert Conradt in Juiy 1983.

3.10.1 Project Setting

The existing circulation system, shown in Figure 15, is
limited both in terms of access to the Bayfront from 1-5 and internally.
Entry to the Bayfront is limited by the off-ramp configurations from 1-5
and the location of wetland resources. At the present time, access is
available at E, H, and J streets. One additional bridge at F Street
provides for a connection to the east side of the freeway, but no freeway
connection is available. The ramp at H Street primarily serves the Rohr
Corporation, with the ramp at J Street serving the marina and Port
District land further to the west. Thus, while J Street serves as an
important southern access to Tidelands Avenue, E Street currently serves
as the primary entrance to the Bayfront. Internally, except for the Rohr
operations and some mixed commercial development immediately adjacent to
the freeway, access to the Bayfront is poor. The only public road which
extends to the waterfront is F Street, which does not provide lateral
access at its terminus. The D Street fill, Gunpowder Point, Sweetwater
Marsh, and the Vener Farms area are closed to public access. Public
access to the waterfront does exist via Port District lands at the boat
launch and park located outside of the Bayfront plan area.

The current average daily traffic {(ADT) volumes associated
with the existing circulation system were derived by Federhart & Associ-
ates from several sources and then estimated, where necessary, since no
one source had a complete group of existing traffic counts covering the
entire area. In most instances, the existing volumes are quite small and
well within the street capacities. The current total volume of the proj-
ect area is approximately 15,880 ADT at the present time. The allocation
of these trips is shown in Appendix C. Although these traffic volumes
are not excessive, problems do occur at the freeway approaches and ramps
because of the high p.m. peak-hour percentages associated with the indus-
trial shift changes from Rohr's operations.

3.10.2 Potential Impacts

The proposed circulation system, which is also shown in
Figure 15, will contribute four major circulation improvements to the
existing street network. These include (a) the relocation of Tidelands
Avenue across Sweetwater Marsh to connect the northern and southern areas
of the plan, (b) the westerly extension of F and E streets to Tidelands
Avenue and Gunpowder Point, respectively, (c) the addition of an access
road onto the D Street fill, and (d) widening of the E Street bridge.
The plan will also provide pedestrian/bicycle routes throughout the
Bayfront, integrate trolley and bus service into the area, and encourage
other private modes of transportation to Bayfront users. These changes,
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along with the traffic generated by the newly proposed land uses, will
substantially aiter the circulation pattern associated with the Bayfront.

The traffic generated from the proposed land uses was deter-
mined by Federhart & Associates (1984) from traffic generation rates used
by SANDAG, Caltrans, the City of San Diego, and the Institute of Trans-
portation Engineers. These rates were applied to the appropriate areas
of the plan, with the resulting ADT distributed onto the proposed circu-
lation system. The estimated traffic generation for each land use was
refined with the assistance of Mr. Dave Zegler, redevelopment coordinator
for the Chula Vista Redevelopment Agency, to provide traffic generation
figures which will most accurately reflect the ultimate land use for the
property. Furthermore, this ramp system was not identified in the LUP
and, therefore, will require a future amendment to implement this facil-
ity. The distribution percentages were obtained from the SANDAG traffic
zones and permitted the overall traffic assignments to be completed for
the Bayfront area. Figure 16 shows the tota! project traffic distributed
onto the proposed circulation system. This figure reflects only the
traffic generated by the newly proposed land uses and does not include
the existing traffic. According to the Federhart study, approximately
43,140 new trips would ultimately be generated on a daily basis. These
new trips would approach |-5 from the west, travel south of J Street on
Bay Boulevard, or travel north into National City on Tidelands Avenue.
This total exceeds the existing ADT by 27,260 trips.

The distribution of the existing traffic and the project-
generated traffic is shown in Figure 17. The majority of the streets
within the Bayfront plan area will have the capacity to adequately serve
the planned uses. However, as indicated in Figure 17, the E Street
interchange between Bay Boulevard and [-5 will have the highest ADT.
This volume could cause problems and adversely affect the level of ser-
vice in the future if the improvements suggested in the Land Use Plan are
not implemented.

These improvements include extended loop ramps at the E
Street interchange and Bay Boulevard, widening of the E Street bridge,
and Route 54 ramp connections to Tidelands Avenue. However, it should be
noted that Caltrans does not favor the proposed on-ramp from Bay Boule-
vard, and neither this improvement or the proposed ramps from State Route
54 to Tidelands Avenue are the current five-year State Transportation
Improvement Program (Granstedt, Caltrans, 11/21/84). In addition, these
proposed improvements are within the 1-5 right-of-way and therefore will
require environmental review by Caltrans and the Federal Highway Adminis-
tration. These facilities are proposed as part of the specific plan to
prevent the levels of service from being degraded to an unacceptable
status (Conradt 1983, Appendix B:3).

This analysis is based on Mr. Conradt's traffic analyses for
the Bayfront Land Use Plan, which focused on the E Street/l-5 inter-
change, since this part of the circulation system will present cirtical
traffic impacts. Conradt varied the combination of the number of E
Street bridge lanes with several access schemes, including ramp connec-
tions to State Route 54 and the E Street loop on-ramp. Of the four he
reviewed, the combination of Route 54 ramps, no loop on-ramp, and nine
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bridge lanes provided a level of service B for the Bay Boulevard inter-
section, level of service C at the intersection west of 1-5, and level of
service B at the intersection east of 1-5, where A is the best and F the
worst. By providing the Route 54 connections, the loop on-ramp and seven
bridge lanes, the level of service for the Bay Boulevard intersection
dropped from B to E, with the level of service at the intersection east
of 1-5 remaining the same at B. By adding the Bay Boulevard on-ramp, the
four-way intersection west of -5 was eliminated. The project also
proposes resiriping Woodlawn Avenue so traffic from Bayfront could use
the F Street crossing and obtain access to the E Street interchange from
the east (Conradt 1983, Appendix B:3).

Additionally, even if traffic volumes at this interchange
cause problems in the future, the other access streets to the south of
E Street will have substantial excess capacities to permit ingress and
egress at less congested points. Since the completed circulation system
will allow freedom of movement between all access points, regular users
of the Bayfront area will adjust in order to avoid any short-time
congestion.

The Federhart study also indicated that the proposed circula-
tion system for other areas of the plan (e.g., Gunpowder Point and across
Sweetwater Marsh) would be adequate to handle the anticipated traffic
volume. In addition, no adverse impacts are expected from the pedes-
trian/bicycle system, a second trolley stop in the Bayfront, future bus
service to interconnect the Bayfront and trolley, or other vehicular
modes (private jitneys) to serve the concentrated employment centers or
the hotel area. These circulation elements will be integrated with each
other and the surrounding land uses to adequately serve the Bayfront
development. )

3.10.3 Mitigation

In order to alleviate potential impacts to the level of ser-
vice at the E Street interchange, several measures have been incorporated
into the ultimate design of the Bayfront Plan Circulation Element. These
include:

a. The widening of the E Street bridge from its present
six-lane configuration tc seven to nine lanes in phases
coordinated with development. This widening would
include improvements at the Bay Boulevard intersection to
eliminate a left-turn movement on the southbound freeway
ramp.

b. An extended loop ramp at the Bay Boulevard intersection
with E Street (optional).

¢c. Ramp connections to Tidelands Avenue from Route 54.

As development takes place gradually over the future years,
these improvements will be necessary to improve 1-5 access along E
Street. In addition, the Federhart & Associates report also recommended
that dual left-turn lanes be provided from southbound Bay Boulevard to
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E Street and southbound Tidelands Avenue to both E Street and F Street.
These improvements will accommodate the natural left turns toward !-5 and
the east. It is also recommended that as new land uses develop at the
Bayfront, the peak hours (particularly for the industrial and office
uses) be staggered so that they do not conflict with existing or future
peak hours. The staggering of peak hours can spread the peaks out so
that all access points can function adequately and avoid congestion.
Currently, the evening peak hour at the various Bayfront 1-5 interchanges
range from 4:15 p.m. to 5:00 p.m. If this were expanded to 3:00 p.m. to
5:00 p.m., it would substantially reduce impacts to these interchanges.

3.10.4 Analysis of Significance

Since the overall circulation system will have the capacity
to support the planned land uses along with the existing development,
(providing the aforementioned mitigation measures are implemented), the
potential traffic generation impacts will be adequately mitigated over
the years of development. Therefore, the impacts are not considered
significant.
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3.11 AIR QUALITY

3.11.1 Project Setting

The subject property has the same cool, semiarid Mediter-
ranean climate found throughout southern California. This climate is
characterized by hot, dry summers and mild, wet winters. The prevailing
winds are westerly to northwesterly due to the offshore Pacific High
Pressure Zone, which is the predominant climatic influence in the region.
These are usually mild winds of no more than ten knots in velocity.
There are also occasional hot, dry easterly winds in the region. These
winds usually occur for two- or three-day periods in the autumn months.
The rainfall is generally light in the coastal region, with the maximum
rainfall occurring between December and March. There is a high percent-
age of sunshine throughout the year.

The project site has a mean annual temperature of 61°F and
an average seasonal precipitation of approximately 15 inches. The
winter temperatures range from 44°F to 64°F, and summer temperatures
range from 59°F to 75°F (Cilose et al. 1970:96-110). In addition to
warm temperatures and mild winds, the project area experiences frequent
temperature inversions, which tend to trap stagnant air and air pollu-
tants in a limited volume near the ground. This is a common condition
in coastal San Diego County and is accentuated by the hill and canyon
topography of the region.

During the summer months, the afterncon temperature inversion
layer, the altitude at which poliution is trapped, varies between 1,500
feet and 2,500 feet above MSL. During the winter, this inversion layer
ranges between 800 feet above MSL and 2,500 feet above MSL, resulting
in a mixing depth ranging from 900 to 2,000 feet. This change between
the morning and afternoon mixing depths from winter to summer increases
the ability of the atmosphere to disperse pollutants during the winter
(Brown, Alr Pollution Control District [APCD], 3/24/77). Thus, there
is a greater concentration of air pollutants during the summer in the
San Diego region.

The San Diego Air Basin as a whole has been designated as a
nonattainment area for several air pollutants, since the concentrations
of these pollutants periodically exceed state or federal air quality
standards. These pollutants include ozone, carbon monoxide, nitrogen
dioxide, suspended particulates, and hydrocarbons. The San Diego Air
Basin has been designated as an attainment area for sulfur dioxide. The
San Diego County APCD and the State of California Air Resources Board
majntain a system of eight air monitoring stations in the San Diego
region. The station nearest the planning area is the Chula Vista sta-
tion, located approximately 2.5 miles to the southeast. The air quality
for the project area is expected to be similar to the values given for
this nearby coastal monitoring station. The ambient air quality stan-
dards currently applicable in the State of California are listed in
Table 8, and the air quality measurements at the Chula Vista monitoring
station for the years 1978 through 1981 are listed in Table 9.

82



TABLE 8

AMBIENT AIR QUALITY STANDARDS
APPLICABLE IN CALIFORNIA

Particles

amount to reduce
the prevailing
visibility to 10
miles when the

relative humidity
ts less than 70%

California®
Averaging Standards Federal Standards
Pollutant Time Concentration Primary Secondary
Ozone Same as
1 Hour 0.10 ppm (0.12 ppm) Primary
{200 nug/m?} 235 ug/m3 Standard
Carbon Monoxide 12 Hours 10 ppm
{11 mg/m?) Same as
8 Hours 10 mg/m3 :
(9 ppm} Primary
1 Hour 40 ppm 40 mg/m3
{46 mg/m3} {35 ppm) Standgrd
Nitrogen Dioxide Annual Average - 100 pg/m3 Same as
(0.05 ppm} Primary
Standard
1 Hour 0.25 ppm
(470 pg/m3)
Suifur Dioxide Annual Average e 80 ug/m3 -
{0.03 ppm}
24 Hours 05 ppm in comb, w/ 365 pg/m3
.10 ppm Ox or {0.14 ppm)
100 pg/m3 TSP
3 Hours ae 1300 ug/m3
. (0.5 ppm)
1 Hour 0.5 ppm -
{1310 ug/ms3)
Suspended Particulate Annual Geo- 60 ug/m3 75 nug/m= 60 pg/m3
Matter Metric Mean
24 Hours 100 ug/m3 260 pg/m3 150 ug/m3
Lead {Particulate) 30-Day 15 pg/im3 1.5 ug/m3 o
Average
Hydrogen Sulfide 1 Hour 0.03 ppm -
{42 yg/rn:*)
Hydrocarbons 3 Hours 160 ug/m3 Same as
{Corrected for Methane) (69am) (0 24 ppm) Primary
Standard
Ethylene 8 Hours 0.1 ppm o
1 Hour 0.5 ppm - .
Visibility-Reducing 1 observation in sufficient

*Photochemical oxidants measured as Ozone

pprm — Parts per million

ug/m3 — Micrograms per cubic meter

SOURCE: Air Quality in San Diego County: Annual Air Monitoring Report, 1979 {County of San

Diego 1979 : 2),




TABLE 9
SUMMARY OF AIR QUALITY DATA
AT THE CHULA VISTA MONITORING STATION

Number of Days Over Standard

State Federal
Pollutant 1978* 1979%* 1980+ 1981% 1978* 1979* 19801 19811
Oxidant (ozone) N/A N/A 54 84 7 6 12 5
Carbon monoxide 0 0 0 0 0 0 0 0
Sulfur dioxide 0 0 0 0 0 0 0 0
Reactive hydrocarbons N/A N/A N/A N/A 232 177 168 180
Nitrogen dioxide§ ¢ 0 0 0 0 0 0 0
Particulates# 0 2 12 3 0 0 0 0

*Air Quality in San Piege County: Annual! Air Monitoring Report {County
of San Diego 1979 and 1980).

tMarlyn Menard, APCD, 9/27/82.

§Annual average - parts per hundred million - standard violation > 5 pphm
(100 mg/m3)

#Expressed as the percentage of samples taken which exceeded the
specified standard.



Authority for the control of air pollution within the county
rests with the APCD, which regulates individual point sources of pollu-
tants, such as industrial installations, power plants, gasoline stations,
and dry cleaners. The San Diego Association of Governments {SANDAQG)
has worked with APCD in the development of the Regional Air Quality
Strategies (RAQS) (APCD 1976a) to control pollution from all sources as
required by federal and state law. In general, SANDAGC's role in the
development and implementation of RAQS is related to land use and trans-
portation planning. The actual implementation of the various strategies
outlined in the RAQS is the responsibility of different agencies,
including federal, state, and local governments and transit districts as
well as APCD and SANDAG.

The effectiveness of the RAQS depends on the ability of APCD
and SANDAG to project future emissions of pollutants throughout the
region. By knowing these future emission levels, the agencies know how
much of a reduction in emissions is necessary to achieve the federal and
state standards. The future emissions are estimated using a variety of
computer programs, which in turn utilize estimates of future population
growth in the region. Thus, the effectiveness of the RAQS also depends
on the accuracy of the future population projections.

In preparing the RAQS, the APCD and SANDAG based their pro-
jections of the future air pollutant emissions on the estimated future
population of the various communities and community planning areas in the
county. Specifically, the revised RAQS (APCD 1978a), as they currently
stand, are based on the SANDAG Serjes V population forecasts for the
County of San Diego. These projections were, in turn, based on the
general plans adopted throughout the county. The subject property is
located in the City of Chula Vista within the Bayfront Redevelopment
Project Plan area, which was utilized when the Series V projections were
adopted in 1979.

3.11.2 Potential Impacts

The primary air quality impacts which would occur as a result
of future development in accordance with the proposed specific plan land
use designations would be air pollutant emissions from automobile and
truck traffic to and from the development, local emissions from the burn-
ing of natural gas for space and water heating in the development, and
air basin-wide emissions from power plants generating electricity for use
in the development. A summary of the estimated emissions which would be
generated by the proposed project are listed in Table 10, with more
detailed information presented in Appendix D.

The proposed project is in conformance with the land use
assumptions utilized in the Series V forecasts. Therefore, the adoption
of the specific plan will not have an effect on the regional population
distribution and, therefore, is not expected to affect the average trip
length for the region. Consequently, the proposed project will not have
a significant impact on the effectiveness of RAQS.
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Emissions generated by future development of the project area
would generate a small fraction of the forecasted emission levels for the
entire basin. Since the San Diego Air Basin already has oxidants, reac-
tive hydrocarbons, nitrogen oxides, and particulate concentrations in
excess of state and federal standards, any increase in air pollutant
emissions should be considered significant.

Future development of the site, in accordance with the pro-
posed land uses, would also generate dust and other pollutants from
grading and construction. This occurrence, however, would only take
place for a relatively short time and would be subject to control in
accordance with the rules of the San Diego APCD.

3.11.3 Mitigation

The deterioration of air quality in the San Diego Air Basin
is a regional problem; however, it can be addressed, in part, by imple-
menting mitigating measures on a project-by-project basis. Mitigation
strategies suggested for the reduction of emissions are stated in the
adopted revised RAQS. Some specific RAQS strategies which can be
implemented to reduce air pollution include:

a. The extension and maximum use of public transit (tac-
tic T-5)

b. The maximum use of carpools and park-and-ride facilities
(tactic T-24)

c. Development of bicycle and pedestrian pathways (tactics
T~7 and T-27)

d. Utilization of energy conservation techniques in building
~ construction to minimize on-site energy consumption, in-
cluding provision of adequate wall and ceiling thickness,
insulation, north-south orientation of building and
windows, etc. (tactics C-24, C-25a, and C-25b)

e. Implementation of construction techniques to minimize
particulate and chemical emissions, including wetting
down unpaved roadways and sites of construction activity,
turning off idling equipment not in use, etc. (tactics
F-1 and F-6).

Strategy a would be implemented by the Chula Vista Transit
District and strategy b by Caltrans and the City of Chula Vista.
Strategy c is part of the proposed specific plan and will therefore be
implemented through the plan development. The City of Chula Vista would
be responsible for implementing strategies d and e.

3.11.4 Analysis of Significance

The ultimate construction of the project is not expected to
resuit in increased air pollutants other than what was expected when RAQS
were developed. Therefore, the project is not expected to result in a
significant impact to air quality.
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3.12 HYDROLOGY AND WATER QUALITY

3.12.1 Project Setting

Surface waters exist on the project site primarily as salt-
water marshes. These areas include Sweetwater Marsh, the Paradise Creek
channel, the E Street marsh, the F/G 5treet marsh, and Vener Pond. Much
of this marshland is subject to tidal flooding twice daily by ocean water
from the bay. Other marsh areas, such as Vener Pond, are flooded only
occasionally during extreme high tides or periods of heavy rainfall. The
northern levee road between Vener Pond and Sweetwater Marsh has been
breached, allowing interaction between the two areas. In addition, the
F/G Street marsh receives storm drainage from Rohr Industries and retains
connection to San Diego Bay via a channel under Tidelands Avenue. Inter-
action with the E Street marsh via a pipe culvert under the southern
levee road also exists. The Sweetwater River channel, largely at mean
sea level through the project area, is also subject to tidal inundation.

Located at the terminus of the Sweetwater drainage basin,
freshwater flows occur perennially due to agricultural and domestic use
of water in the basin below Sweetwater Dam (approximately 37 square
miles}. Freshwater also flows into all marsh and pond areas from the
adjacent 100 acres in agricultural production during and following
periods of rainfall and agricultural irrigation. In addition, major
discharges occur from the reservoir behind the dam when the water level
is sufficiently high to permit flows over the spillway (e.g., in 1980).

The Standard Project Flood for the Sweetwater River down-
stream of Sweetwater Dam has a design discharge of 60,000 cubic feet per
second {cfs) and an estimated average frequency of occurrence of once
every 500 years (U.S. Army Corps of Engineers 1982:14). According to
Corps of Engineers frequency curves, the 100-year and 50-year floods
would reach maximum rates of flow of about 35,000 and 21,000 cfs, respec-
tively. The 100-year flood level is approximately at elevation 10.

The existing drainage pattern into the Sweetwater/Paradise
Marsh complex is currently in the process of being altered through con-
struction of a flood channel for the Sweetwater River by the U.S. Army
Corps of Engineers. The newly excavated channel, when completed, will
divert freshwater flows from the existing Sweetwater streambed into the
bay just north of the D Street fill. A specially designed culvert struc-
ture will allow tidal flow at low and high tides, including floodwaters,
and redirect freshwater into the marshes north and south of the channel
(U.S. Army Corps of Engineers 1982:44). An Environmental Impact State-
ment (EIS) prepared by the U.S. Army Corps of Engineers in 1982 fully
discusses the hydrological and water quality impact the channel will
create on the marsh complex.

Groundwater beneath the Bayfront site ranges in elevation
from approximately sea level in the westerly extent to +2 to +4 feet in
the east. In general, the configuration of the water table approximates
that of the ground surface. The depth to groundwater, thus, is on the
order of 0 to 25 feet, depending on the ground elevation. Due to exten-
sive agricultural irrigation in the area, localized shallow zones of
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saturation, representing perched groundwater above the regional water
table, are expected to exist (WESTEC Services 1977:44).

Surface water quality in the lower elevations of the Sweet-
water Marsh complex, which is reached by tidal flooding from San Diego
Bay, appears to be generally good. Those portions of the marsh at higher
elevations are only inundated by the highest tides. Thus, the surface
water present in those areas tends to be highly saline. The volume of
saltwater with which the Sweetwater/Paradise Marsh complex is flushed is
many times greater than the volume of fresh river water available for
marsh flushing (U.S. Army Corps of Engineers 1982:21). As mentioned
above, generally the freshwater flow in the Sweetwater River channel
results from perennial agricultural and domestic use of freshwater and
winter runoff in the drainage basin below Sweetwater Dam. This water is
contaminated by agricultural (including the adjacent Vener Farms area)
and urban pollutants. Freshwater flooding from dam discharges occurs
rarely (U.S. Army Corps of Engineers 1982:21).

Groundwater quality in the lower reaches of Sweetwater Valley
has a high percentage of sodium and calcium chloride, 50,000 parts per
million (U.S. Army Corps of Engineers 1982:15). This poor-quality water
is due to contamination by connate water (water trapped in rock) migrat-
ing to the valley from the surrounding San Diego Formation seawater in-
trusion from San Diego Bay. Groundwater in the area is rated as inferior
for domestic or agricultural uses (State of California 1967:132).

3.12.2 Potential Impacts

_Development of the Bayfront site, as with any conversion of a
nonurban area, would lead to a number of hydrologic impacts. These in-
clude increased runoff rates, altered chemical content of runoff waters,
and altered drainage pattern. FEach of these potential impacts can also
affect the resulting water quality.

Developed areas generally exhibit a higher runoff volume than
comparable nonurban areas. With development of the project area, the
quantity of surface runoff flow will increase. The discharge curve will
change from a gradual increase and relatively high fiow rate to a dis-
charge characterized by a rapid buildup, with a peak runoff during and
immediately following rainfall, then a more rapid decrease in flow.
Surface drainage will ultimately flow directly into San Diego Bay or the
wetland area via the storm drain system.

The change from agricultural and vacant land to urban uses
would also result in the altered chemical content of the runoff waters
that now flow off the property. The nutrients and pesticide concentra-
tion of the runoff which now enters the marsh areas will be reduced.
However, urban use will generate a number of different chemical-waste
products, which include oil and other petroleum products, heavy metals,
soaps and detergents, and pesticides. Many of these will be picked up in
runoff and carried into the bay wetlands.
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The proposed grading concept for imported fill will require
approximately 1,000,000 cubic yards of earth to ensure that the building
pads are above the 100-year flood level (Sedway Cooke 1983:111-23). The
alterations proposed for Gunpowder Point, the D Street fill, and the
Midbayfront will change the existing drainage pattern and also affect the
existing water quality, The altered hydrologic conditions proposed by
the plan could affect the existing water quality at marsh areas and,
thus, create impacts to the associated biological resources. Specifi-
cally, the proposed freshwater source to supplement seasonal flows into
the F/G Street marsh could have an adverse impact on this salt marsh
area. These impacts are more fully discussed in Section 3.5 (Biological
Resources).

Groundwater will be impacted by implementation of the plan
through a reduction in the recharge to the aquifer beneath the site. The
impact is considered insignificant because of the extremely low quality
of the existing groundwater,

3.12.3 Mitigation

It is an overall objective of the plan to protect the wetland
resources and "Yprovide for an adequate on-site storm drainage system
incorporated into the street design to preclude drainage directly into
wetland habitat without adequate filtering of sediments or trapping of
pollutants” (Sedway Cooke 1983:V-12). The plan also mentions that
"special caution is required at the marshes to reduce runoff problems of
silting and oil or chemical deposit" (Sedway Coocke 1983:V-13}. Several
measures have been incorporated into the Bayfront plan which attempt to
reduce the potential for hydrologic and water quality impacts resulting
from development of the site. These include the following:

a. A major storm-water detention basin in the Midbayfront
{at the existing low-lying agricultural field north of
the F/G Street marsh) will be needed to accept urban
runoff, The facility will store runoff during peak
periods and act as a sediment/containment trap. The
basin will be connected to the new freshwater pond adja-
cent to the F/G Street marsh to provide a seasonal water
supply. This detention pond also will be a permanent
water feature used as a central landscape element.

b. A year-round freshwater source to support/supplement
seasonal inflow in the F/G Street marsh will be provided
by high—quality water from the soft-water manufacturing
operation at the foot of F Street. This water will be
delivered to the freshwater pond adjacent to the F/G
Street marsh via an underground pipe on the margins of
the degraded portions of the marsh.

¢, The existing railroad viaducts connecting portions of
Sweetwater Marsh on each side of the railroad will be
rebuilt to improve tidal flows/flushing into the eastern
portion of the marsh.,
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d. The northern levee road to Gunpowder Point will be used
for emergency access only and a bridge structure will be
utilized over the existing breached section of the levee.
No changes in the tidal interaction between Vener Pond
and Sweetwater Marsh are envisioned.

e. A drainage facility will be utilized at Gunpowder Point
to limit runoff into the marsh areas.

Reduction of the chemical contaminants in the runoff is very
difficult to achieve unless controlled at the source. During grading and
construction, steps should be taken to insure that all waste chemicals,
especially lubricants, paints, and fuels, are properly contained and
transported off the site, where they should be recycled or destroyed.
Controlling chemical loads after the project is occupied depends primar-
ity upon individual usage and disposal of detergents, petroleum products,
fertilizers, pesticides, and other chemical wastes. Street cleaning and
a parking lot maintenance program should be established to periodically
remove debris that collects on paved areas. The program should also
include outdoor storage and disposal bin areas. This action would reduce
the amount of contaminants and materials in the downstream runoff.

3.12.4 Analysis of Significance

Implementation of the Bayfront plan will alter the existing
drainage pattern and associated water quality. However, the specific
plan has identified mitigation measures which will limit these impacts to
a level of insignificance.






8.0 UNAVOIDABLE SIGNIFICANT ADVERSE IMPACTS

The proposed specific plan and ultimate development will result in
a significant change to the land use and character of the project site.
Significant unavoidable impacts associated with the plan are described
below.

a. Landform and Visual Aesthetics

For nearly half of the project area which is currently undevel-
oped, the ultimate development of the project will result in a signifi-
cant impact to the visual aesthetics of the area. Mitigation measures
incorporated into the design of the project will ensure an aesthetically
pleasing development, yet its visual character will be substantially
different than that which is present now.

b. Water

The cumulative significant impact to water supply in the San
Diego region is based on the need to import most of the region's water.
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5.0 EFFECTS FOUND NOT TO BE SIGNIFICANT

5.1 NONSIGNIFICANT EFFECTS

5.1.1 Utilities and Energy

Development on the subject property would result in an incre-
mental increase in the demand for utilities, which would contribute to a
cumulative impact in the area. However, the anticipated demand is not
expected to exceed comparable developments within other areas of the San
Diego region, and SDGEE's facilities are not expected to be significantly
impacted by development of the project area. The cumulative impact to
water is considered significant.

5.1.2 Land Use

The specific plan attempts to integrate the proposed land
uses by the selection and location of the uses as well as by the project
design guidelines. The subject property does not include land defined as
prime agricultural soils. In addition, the property is not within an
agricultural preserve, nor is it designated for agricultural use by any
adopted land use plans. Therefore, the loss of the subject property as
an agricultural resource is not considered to be significant and no
significant impacts are anticipated.

5.1.3 Community Infrastructure

Although the project will create an incremental increase in
demand for services, the impact is not expected to be significant.

5.1.4 Air Quality

Impacts to air quality are not considered significant since
the project was taken into account as part of formulating the RAQS.

5.2 SIGNIFICANT EFFECTS THAT ARE MITIGATED

5.2.1 Archaeology

Field and archival surveys were conducted to identify any
archaeological sites located on the property. It is assumed that
cultural resources identified will be salvaged, thereby mitigating this

potential loss.

5.2.2 Geology and Soils

Potential significant impacts resulting from geological and
soils constraints will be mitigated by appropriate geotechnical and
structural engineering.
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5.2.3 Noise

Potential noise impacts from vehicular traffic will be
mitigated by the design and construction of noise attenuation barriers
during the development phase of the project.

5.2.84 Transportation and Circulation

Potential significant peak-hour impacts at the E Street/I-5
interchange can be mitigated by incorporating the improvements in the
specific plan and staggering shifts for various office and manufacturing
facilities in the Bayfront area.

5.2.5 Hydrology and Water Quality

Hydrology and water quality impacts will be mitigated to a
level of insignificance through appropriate engineering and control of
sediment and pollutant infiltration into the wetlands.

5.2.6 Biological Resources

Direct and indirect impacts to biological resources will be
reduced through a program to restore and enhance wetlands in certain
areas; provide a protected and isolated least tern breeding sanctuary;
restore upland habitat on Gunpowder Point adjacent to Sweetwater Marsh;
provide landscaping, fencing, and berms in buffer areas to minimize the
effects of human activity; provide drainage improvements to minimize the
effects of urban runoff; and provide a comprehensive management program
to maintain and preserve the wetland and buffer areas. While these
measures are considered by the city to provide adequate mitigation,
disagreeing views have been expressed by some experts.
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6.0 ALTERNATIVES TO THE PROPOSED ACTION

Section 15143(d) of the CEQA Guidelines requires that "the discus-
sion of alternatives shall focus on alternatives capable of eliminating
any significant adverse environmental effects or reducing them to a level
of insignificance, even if these alternatives substantially impede the
attainment of the project objectives, and are more costly." Three basic
alternatives are discussed below for the proposed project that could
reduce the anticipated impacts.

6.1 No Project

The no project alternative would result in no specific plan for the
Bayfront area as well as no implementing ordinance for the approved LCP,
Therefore, no development would be permitted. As a result, the poten-
tially significant impacts identified in the EIR would not occur. These
include impacts to archaeological resources, the circulation system,
hydrology and water quality, biological resources, and constraints re-
lated to noise and geology and soils. The unavoidable impacts to visual
resources and the contribution to the cumulative impact regarding water
supply would also not occur if the project were not pursued.

The existing conditions and activities on the property would be
continued under this alternative. To the extent that the current agri-
cultural activities, off-road-vehicle use, and occasional trash dumping
detract from environmental resource values, there would be no improvement
in the condition of the property.

The Army Corps of Engineers and Caltrans are committed to certain
actions which would preserve and enhance the Sweetwater Marsh area as
mitigation for impacts of their respective projects. Thus, some wetlands
preservation and restoration would occur, but it would probably be more
costly and time consuming if not coordinated with the property owner and
city's efforts to redevelop the bayfront area. In addition, the current
level of degradation to the wetlands from agricultural pesticide flow
would probably continue. This alternative would also fail to achieve
the city's goals regarding increased public access to and enjoyment of
coastal resources and to generate the economic benefits anticipated with
the project.

6.2 Delay of Project

This alternative would delay all of the environmental impacts
associated with the proposed project, but it is expected that each of
these impacts will occur to a similar degree once the project fis finally
implemented. The primary effect of this alternative would be to increase
the cost of the ultimate development while providing no long-term envi-
ronmental benefits.

6.3 Less Intense Development

(In the draft EIR, this alternative was subtitled "biologically
preferred alternative." Since its major features are essentially iden-
tical to Alternative A studies by Sedway Cooke (1983b) and since it would
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provide some benefits with respect to topics other than biology, the
subtitle has been removed.)

Three principal features of a less intense development which would
provide further reductions of biological effects of the Bayfront develop-
ment are:

a. Deletion of development on Gunpowder Point.

b. Decrease in developed area on the D Street fill, and increase
in the least tern nesting area.

c. Deletion of the Tidelands Avenue crossing of Sweetwater Marsh,
requiring access to the D Street fill from the north.

Various other modifications could be incorporated within this alter-
native--such as altering the proposed buffer designs or modifying the
drainage design--but these refinements could also be incorporated within
the proposed specific plan. This discussion, therefore, will focus on
the effects of the major features noted ahove.

Figure 18 illustrates the features of this alternative in a sche-
matic fashion. Within this alternative, there would be no development
on Gunpowder Point. The hotel could be relocated to a portion of the
Midbayfront area or could be deleted altogether. For the D Street fill
area, two subalternatives were considered by Sedway Cooke, both of which
provided a larger least tern area than the final proposal. In both
subalternatives, there would have been some marine/industrial development
on the utilized portions of the D Street fill. Since access would have
to be from the north in the absence of the Tidelands Avenue extension,
the D Street fill would not be interconnected with the remaining portions
of the Bayfront, and industrial uses were considered appropriate.

The benefits associated with this alternative are primarily related
to biology and visual aesthetics. The direct impact of upland habitat
reduction and indirect impacts of increased human activity on Gunpowder
Point would be avoided within this alternative. There is dispute, how-
ever, as discussed in the biology section, regarding the extent of these
impacts and the need for preservation of all of Gunpowder Point.

Deletion of the hotel, which could be up to twelve stories tall,
would reduce the visual impact of the overall project and provide more
uninterrupted panoramic views across San Diego Bay from the Bayfront
area. In this regard, the less intense development alternative would
provide a reduction of the project's visual impacts.

To the extent this alternative would create slightly reduced
demands for utilities and community services relative to the proposed
development, it would provide some additional minor benefits. The com-
parative traffic impacts of this alternative were considered by Sedway
Cook (1983b:5). Essentially, the impacts were found to be simiiar to the
proposed development.

Disadvantages associated with this alternative include the pPossi—
bility of increased visual impacts associated with industrial develop-
ment on the D Street fill and a reduced overall feasibility of the

development,
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7.0 THE RELATIONSHIP BETWEEN LOCAL SHORT~TERM USES OF MAN'S
ENVIRONMENT AND THE MAINTENANCE AND ENHANCEMENT OF
vl _AND T

LONG-TERM PRODUCTIVITY

Approval of the proposed general plan amendment and specific plan
would allow development of approximately 205 acres in commercial, resij-
dential, industrial, and park and open space uses. Although this devel-
opment would occur over a fong period of time in relation to a person's
life span, this is a short-term use in a historical sense.

The short-term effects of project implementation on the long-term
productivity of the site include the physical alterations of the site and
the impacts associated with occupation of the proposed development.

living space and commercial opportunities for new residents, alterations
to the existing topography, loss of agricultural Jands, and loss : of
existing biological resources. Impacts associated with occupation of the
Proposed development include increases in traffic levels with concomitant
increases in noise and aijr pollution emissions. |In addition, all public
service agencies would experience an increase in the demand for their
services.

An additional long~term effect of the project would be the pro-
vision of housing and additional commercial facilities for a rapidly
expanding regional population. Associated economic impacts which could
occur include an increase in land values, an expanded tax base for munic~
ipal improvements, and an economic market for local businesses. However,
there will be coincident increases in service demands.

If development of the subject property did not occur, then the
property would remain avaiiable for utilization for agricultural produc-
tion, the demand for public services would not be created, the visual
character of the undeveloped property would be maintained, and sensitive
biological resources would not be affected.

The long-term support of a rapidly expanding population should be
examined with respect to the ability of the region to supply adequate
services in the future. Energy has been, and will continue to be, a
critical resource necessary for the maintenance of both residential and
industrial growth. Implementation of energy conservation measures
becomes increasingly important as the demand for energy approaches the
available supply and as the cost of energy continues to increase. Simi-
larly, water in the San Diego region is becoming an increasingly scarce
resource. Lack of potable water may limit the ability of the region to
support the rapidly increasing population. Future agricultural produc-
tion in the region would experience a decline if water resources, by
necessity, were diverted to residential and industrial uses.
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8.0 SIGNIFICANT JRREVERSIBLE ENVIRONMENTAL CHANGES THAT
' WILL RESULT FROM THE PROPOSED PROJECT

a. Landform and Visual Aesthetics

Future development on the project site would have an unalter-
able effect upon the natural landform and visual character as a result of
grading pads and access roads and constructing buildings.

b. Cumulative Impacts

Development of the proposed project would result in other
unavoidable environmental effects, as identified in the Environmental
Analysis section of this report and summarized below. Most of these
effects, however, are not significant on the local level but are sig-
nificant insofar as they would contribute to the cumulative effects of
urbanization in the region. These effects include short-term grading and
construction impacts resulting from increased dust and noise emissions;
an incremental increase in traffic on existing streets resulting in a
demand for additional streets and/or improvements; a local increase in
ambient noise levels associated with increased traffic wvolumes; an
increased demand for urban services; and an increased demand for energy
and water supplies.
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- State of Cafiformia, Ceorge Deukmepan, Governor

Califormia Coastal Commussion

5AN DHEGO COAST DISTRICT
6154 Mission Gorge Road. Suite 220
San Diego. CA 92120

{619} 280-6992

R

gyate Cleardt

w88
December 13, 1984

Mr. Mark Boehnme

State Clearinghouse

Office of Planning and Research =
1400 Tenth Street, Room 121

Sacramento, CA 95814

Re: Draft Environmental Impact Report for the Bayfront Specific Plan,
SCH #B4103108

Dear Mr. Boehme:

Thank you for the opportunity to comment on the above referenced Draft Environ-
mental Impact Report (DEIR}. Our comments chiefly concern the consistency of
the Specific Plan with the Commission Certified Land Use Plan (LUP} for the
Chula Vista Bayfront.

The major inconsistency with the approved land use plan ¢oncerns the off-ramps 2a
from Route 54 to Tidelands Avenue. At the time of the Commission hearing on the
LUP, representatives of the City of Chuia Vista ciarified in their orai presenta-
tion that the future freeway connection was not part of the proposal submitted to
the Commission. %The text of the LUP submittal indicated that the expanded inter-—
change may be needed at some future time, but in its findings on the LUP, the
Commigsion found that it was not inciuded in the LUP. The references to the

Route 54/Tidelands Avenue connections should be deieted and should not be
identifie@ as mitigation measures for the significant impacts on traffic and
circulation predicted to occur from project approval. If it is ultimateiy
determined that these ramps are essential to mitigate the traffic impacts Projected
in this document, the City of Chuta Vista will have to amend the certified LUP

to include these connections.

In addition, the DEIR should recognize that the Proposed ramps would cross the 2b
"connector marsh® as identified in the Sweetwater River Final Environmentai Impact
Statement. This area is reqguired as mitigation land for impacts resulting from
the combined Corps/Caltrans project. Any use of these lands for purposes other
than mitigation could require the amendments to both the Consistency Determination
for the Sweetwater River project {CD 19-82) and the permits issued to Caltrans for
the freeway and interchange construction (Nos. £-B3-219 and 6-84-50). Alternate
means of mitigating traffic impacts should be identified,

The transportation and circulation section of the EIR has been revised to refiect
the status of the off-ramps from State Route 54 to Tidelands Avenue.

The blological section of the EIR has been revised to inciude the potential

Impacts which may result to the connector marsh as a result of
to State Route 54,

the proposed ramps




SWEETWATER AUTHORITY ,

505 GARREYT AVENUE
POST OFFICE BOX 2328
CHULA VISTA CALIFORNIA §2012.2328
1610) 4201412 GOVERNING BOARD

RICHARD G. ZOGOB. cHAIRMAK i
z mn —. EDWIN ). STEELE. VICE CHAIRMWAN
m <mD SICNEY J. COLYVIN
KILE MORGAMN

NOV27 1984 e W Shartm
MARGARET A. WELSH
November 26, 1984 RECON WANDA AVERY

TAEASURER

JOAN 5. FQWLER
CONTROLLEW-SECRETARY

RECON

1094 Cudahy Place
Suite 204

San Diego, CA 92110

Attention: Mr. Kim Howiett

Dear Mr. Howlett:

Subject: DRAFT ENVIRONMENTAL IMPACT REPORT
FOR BAYFRONT SPECIFIC PLAN

A review of your Draft Environmentai Report for subject project indicates
that, without medifications to the Authority existing distribution system,
1 it is unlikely the demands of 9,000 gallons per minute indicated in your

report can be supplied,

Y

The EIR has been revised to reflect the information provided in the letter.

The Authority is presentiy updating its 1979 Master Plan and as a part of

this update, a computer assisted hydraulic analysis will be made. The .

configuration and sizing of water mains along with demands specified in

your report will be added to the computer model and the results of this

anaiysis will assist in the determination of system modifications, as well

a5 sizing of onsite mains needed to meet your proposed demands. Added *
storage needs will aiso be determined at this time,

If you have any questions, piease contact Mr, Joe Gray at 420-1413.
Very truiy yours,
SWEETWATER AUTHORITY

Rotand D. Rossmitler
Chief Engineer

RDR.:bc

A Public Agency,
Serving Natsonal City, Chula Fista and Surrounding Areas
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STATE OF CAUFORNIA--OFFICE OF THE GOVERNOR

OFFICE OF PLANNING AND RESEARCH

&5
1400 TENTH STREET
SACRAMENTO, CA 95814

December 17, 1984

GECRGE DEUKMEJIAN, Goremor

Doug Reid

City of Chula Vista

276 Fourth Avenue

Chula Vista, CA. 92010

Subject: Bayfront Specific Plan, SCH #84103108
Dear  Mr. Reid:

The State Clearinghcuse submitted the above named draft Environmental Impact Report
(EIR) to selected state agencies for review. The review period is ciosed and the com—
ments of the indivicual agency(ies) is(are) attached. If you would like to discuss
thelr concerns and recommendations, please contact the staff from the apprepriate
agency(ies).

When preparing the final EIR, you must incluce all comments and responses (CEQA
Guicdelines, Section 15132). The certifiec EIR must be considered in the decisior—
making process for the project. In addition, we urge yeu to respond directly to the
commenting agency{ies} by writing to them, inciuding the State Clearinghouse number on
all correspondence.

In the event that the project is approved without adequate mitigation of significant
effects, the iead agency must make written findings for each significant effect ang it
must support its actions with a written statement of overriding considerations for
each urmiticated significant effect (CEQA Guidelines Section 15091 and 15093).

If the project requires discretionary approval from any state agency, the Notice of
Determination must be filea with the Secretary for Resources, as well as with the
Ceunty Clerk. Please contact Mark Boehme at (916) 445-0613 if you have any questions
about the envirermental review process.

Sinceresy,

oy

John B. Ohanian
Chief Deputy Dir

RECEIVED
BY.....
cct Resources Agehcy

attachment BEC 201934
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APPENDIX A
PROJECT DATA

1. Resident Population. The number of residents is based on popu-
lation per household for census tract 122 in Chula Vista, which was
obtained from the 1980 census (Pugh, SANDAG, 10/18/84).

2, Student Generation. Student generation rates of 0.25 student per
dwelling unit for high school and junior high school students and 0.2
student per dwelling for elementary school students were obtained from
the Sweetwater Union High School District (Hendee, 10/16/84) and the
Chula Vista City School District (Linn, 10/12/84), respectively.

3. Vehicle Trip Generation. Vehicle trip generation was provided by
Federhart & Associates from their report Traffic Study for Chula Vista
Bayfront Masier Plan (Appendix C).

4. Vehicle Mileage. The adjusted trip length of 5.9 miles per day
used in calculating vehicle mileage is based on data from Centroid Nodes
79, 99, and 100, within which the project is located. This data is from
the San Diego Metropolitan Area Transportation Study by Caltrans and the
county Integrated Planning Office (Caltrans 1975).

5. Energy Consumption

a. Electricity. Electricity consumption was calculated using
rates obtained by Mike Gleason at SDGEE. These rates include 600 kilo-
watt-hours (kwh} per dwelling per month for residential areas and 2 kwh
per square foot of floor space per month for commercial areas.

b. Natural Gas. Natural gas consumption is based on factors
obtained from Mike Gleason at SDGEE. These rates include 45 therms per
dwelling unit per month for residential areas and 0.003 therm per square
foot of floor space per month for commercial areas.

¢. Gasoline Consumption. The estimated gasoline consumption was

calculated from an average mileage of 18 miles per gallon for all vehi-
cies, as contained in the report Travel Behavior Survey (SANDAG 1978).

6. Water Consumption. Residential water consumption is based on a
factor of 150 gallons per resident per day; hotel commercial water
consumption is calculated using a rate of 120 gallons per 1,000 square
feet per day; and all other commercial is calculated using 70 gallons per
1,000 square feet per day (Hom, City of San Diego, 9/3/80}.

7. Sewage Generation. Sewage generation is based on a factor of 240
gallons per day per residential equivalent dwelling unit (EDU) and uti-
lizes the conversion factor of 1 EDU per 1,800 square feet of commercial
building floor area (Thomas, County of San Diego, 10/17/84}.

8. Solid Waste Generation. Residential solid waste generation is
calculated using a factor of 5.5 pounds per resident per day; for commer-
cial uses, it is calculated using a factor of 0.022 pound per square foot
of floor space per day (Davis, County of San Diego, 8/31/80).

a-1



PROJECT STATISTICS

Project Area

Land Use
General industrial
Industrial business park
Commercial office park
Specialty retail
Marine-related commercial
Hotel
Highway-related commercial

Residential units

Resident Population
1.939 residents/unit x 1,370 units

Student Generation
Elementary
0.2 student/unit x 1,370 units
Junior and Senior High
0.25 student/unit x 1,370 units

Total

Vehicle Trips

Vehicle Mileage
5.9 miles/trip x 43,140 trips/day

Energy Consumption
Electricity
Residential
600 kwh/unit/month x 1,370 units
Commercial
2 kwh/sq.ft./month x 1,804,473 sq.ft.

Total

Natural Gas
Residential
45 therms/unit/month x 1,370 units
Commercial
0.003 therm/sq.ft./month
x 1,804,473 square feet

Total

Gasoline
254,526 miles/day + 18 miles/gallong

]

H

790

755,330
355, 450
864,557
148, 104
390,624
304,920
96,268

1,370

2,656

274

343

617

43,140

254,526

822,000

3,608,946

4,430,946

61,650

5,413

67,063

14, 140

acres

square feet
square feet
square feet
square feet
square feet
square feet
square feet

units
residents
students
students

students

trips/day

miles/day

kwh/month
kwh/month
kwh/month

therms/month

therms/month

therms/month

gallons/day



Water Consumption
Residential
150 gal./resident/day x 2,656 residents
Hotel Commercial
120 gallons/1,000 sq.ft./day
x 304,920 square feet
Other Commercial
70 gallons/1,000 sq.ft./day
x 1,499,583 square feet

Total

Sewage Generation
Residential
240 gallons/unit/day x 1,370 units
Commercial
240 gallons/EDU/day x 1,804,473 sq.ft.
+ 1,800 sq.ft. (1 EDU)

Total

Solid Waste Generation
Residential
5.5 pounds/resident/day
X 2,656 residents
Commercial
0.022 pound/sq.ft./day
x 1,804,473 sqg.ft.

Total

398,400

36,590

104,970

539,960

328,800

240,596

569, 396

14,608

39,698

54,305

gallons/day

gallons/day

gallons/day

gallons/day

gallons/day

gallons/day

gallons/day

pounds/day

pounds/day

pounds/day
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CHULA VISTA BAYFRONT SPECIFIC PLAN

CHULA VISTA LOCAL COASTAL PROGRAM
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A Division of the
CHULA VISTA ZONING ORDINANCE
TITLE 19 - CHULA VISTA MUNICIPAL CODE

CITY OF CHULA VISTA
DEPARTMENT OF COMMUNITY DEVELOPMENT
Chula Vista, CA

October 17, 1984
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CHULA VISTA SPECIFIC PLAN ORDINANCE

(AMENDMENT TO CHULA VISTA MUNICIPAL CODE, TITLE 19 - ZONING)
Section 19.07.035 - Specific Plans - Supersedence of Zoning Designations

At the discretion of the City Council, whenever a specific plan is adopted without
intent to implement it through standard zoning designations, it shall be considered to
supersede all underlying zoning designations, provided, however, that provisions
relating to Signs (19.60), Off-Street Parking and Loading (19.62), Noncomforming
Uses (19.64), and Performance Standards (19.66) shall apply. Additionally, adminis-
trative procedures included in Chapter [9.14 shall also be considered to be appli-
cable, as well as all other provisions of Title |9 other than provisions regarding uses
or controls imposed by a zone designation and other than the special permit and
other procedures of Sections 19,92 and 19.93.

(AMENDMENT OF HEADING OF TITLE 19 - ZONING, should now read TITLE 19 -
ZONING AND SPECIFIC PLANS) _






CHAPTER 19.80 - SPECIFIC PLAN #] - CHULA VISTA BAYFRONT

LISTING OF SECTIONS
Page
Scope and PUrpose..eecsesesecssccsasssscnsssasnss sesessrvansannses
Use Classifications cvseevsesescssssscsncnan seeesasenersnsesseanrnes
SIgNS teveeereeresenovaansrsssnannnense
Permitted Land Uses teeeeeecesssecesseesscssscasconnanas vesaenn vee
Development ...... Netesessassesesasasaasunassasacasesssansoronnes
Circulation ccveieereensrenrersostenensnsannsns Cestesrreccnssensnsns
UtIlIHES cvvseceesvescsacnsssassssacassscncanseasasens
Environmental Management .c..viieeeainrascacocannseans sresresues seses
Physical Form and Appearance caveesssaessesssssssssssssssrsnsaseress
Subarea Site Specific Development and Design Provisions ceeeeeseeasenss
Generdl Provisions teveeeescecsecsacscaces cereescarane ersssesnsnane

Post-Certification Procedures s.eeeescnasenssvesssosoesossosevsnsassas






SCOPE AND PURPOSE

Section 19.81 - Purpose

- The purpose of the Chula Vista Bayfront Specific Plan is to implement the Chula

Vista General Plan and the Bayfront Land Use Plan, adopted by the Chula Vista City
Council and the California Coastal Zone Conservation Commission, which are also
being implemented by the Chula Vista Bayfront Redevelopment Plan.

19.81.01 - Scope of the Specific Plan

The Specific Plan for the Chula Vista Bayfront shall supersede the Chula Vista
Zoning Ordinance under Government Code, Section 65450 ff., and shall also imple-
ment or be coordinated with all elements of the Chula Vista Bayfront Land Use Plan

and the Bayfront Redevelopment Plan,
19.81.02 - Conflicts, Interpretation, and Applicability of Provisions

Whenever the provisions of this Specific Plan conflict with the provisions of the
Chula Vista Zoning provisions or whenever the provisions reflect an internal conflict,
the following rules shall apply: the specific plan provisions shall supersede those of
the zoning ordinance; the subarea provisions shall supersede areawide provisions; and
any map specification or designation other than guideline maps or prototypical illus-
trations or sections shall supersede textual provisions. In all cases, whenever pro-
visions require interpretation, the Chula Vista Bayfront Land Use Plan shall provide

clarification or amplification.

19.81.03 - Plan Amendment

Plan amendments which involve modification to the locational aspects of Land Use
Controls (Map 1), Building Height Controls (Map 2}, Development Inténsity and Siting
(Table 1), Permitted Signs (Table 2) or Environmental Management (Map 6), as well
as any regulation or designation related thereto shall be considered equivalent to a
rezoning action in the Chula Vista Zoning Ordinance and shall adhere to the same
procedure. All other amendments shall be subject to approval by the Planning
Director with an appeal available to the Planning Commission and City Council, if

necessary.

l908|-m' - L('l'ld Use

Permitted land uses in the Specific Plan area shall be controlled by Map 1, the Land
Use Controls Map. Land use designations include: industrial: general; industrial:
business park; residential; development reserve; commercial: office park;
commercial: highway-related; commercial: marine-related; commercial: specialty
retail; commercial: hotel; landscaped parking; public open space and wetlands.

The specific land uses allowed in each of these designations shall be determined using
the use classifications and the definitions and listings found therein, provided that in
the event subsequent data or findings of a geotechnical or biological nature on devel-
opable areas render the acceptability of such land uses infeasible or so environ-
mentally damaging as to nullify the balanced character of the plan, such uses shall

not be permitted in those areas.



Al land uses shall also adhere to the Performance Standards, Chapter 19.66 of this
Zoning Ordinance, which is hereby incorporated by reference.

19.81.05 - Incorporation by Reference

Wherever this Specific Plan refers fo another Article, Section, or Subsection of the
Chula Vista Zoning Ordinance, Title |9 of the Municipal Code, such Article, Section,
- or Subsection shall be deemed incorporated herein by reference; provided, however,
that such Article, Section, or Subsection shall be superseded in relevant part by any

amendment hereto in this Article,



USE CLLASSIFICATIONS

_ Section 19.82

Use classifications provide generic groupings for ease of consideration and
communication. They are supplemented by the Administrative Guidelines (Appendix
A), which lists uses by common name within each grouping to facilitate
understanding of the classifications.

L

RESIDENTIAL
Section 19.82.0]1 - Residential Activities

Residential Activities include the occupancy of living accommodations on a weekly
or longer basis, with none of the living units under the same ownership or manage-
ment on the same lot being occupied on a basis shorter than one week; but exclude
institutional living arrangements involving the provision of a special kind of care or
forced residence, such as in nursing homes, orphanages, asylums, and prisons.

COMMERCIAL
Section 192.82.05 - Food Sales Commercial Activities

Food Sales Commercial Activities include the retail sale, from the premises, of food
or beverages for home consumption.

Section 19.82.06 - Food Service Commercial Activities

Food Service Commercial Activities include the retail sale, from the premises, of
prepared food or beverages for on-premise or other non-home consumption.

Section 19.82.07 - Convenience Sales and Service Commercial Activities

Convenience Sales and Service Commercial Activities include the retail sale, from
the premises, of drugs and other frequently needed small personal convenience items
such as toiletries, tobacco, and magazines, as well as the provision of personal con-
venience services which are typically needed frequently or recurrently, such as
barber and beauty care; and includes shoe shining, operation of self-service
laundromats and laundry or drycleaning pick-up stations, but exclude other apparel
cleaning and repair services.

Section 19.82.08 - Medical Service Commercial Activities

Medical Service Commercial Activities include the provision of therapeutic, preven-
tive, or corrective personal treatment services by physicians, dentists, and other
practitioners, as well as the provision of medical testing and analysis services.

Section 19.82.09 - General Retail Sales Commercial Activities

General Retail Sales Commercial Activities include the retail sale or rental from the
premises, primarily for personal or household use, of goods consisting primarily of



items of a food or convenience character; but exclude sale or rental of motor
vehicles, except for parts and accessories, and sale of materials used in construction
of buildings or other structures, except for paint, fixtures, and hardware.

Section 19.82.10 - Gene_ral Personal Service Commercial Activities

General Personal Service Commercial Activities include the provision to individuals
of informational, instructional, amusement, and similar service of a non-professional
nature which are not typically needed frequently.

Section 19.82.11 - Consvultative and Financial Service Commerci;ﬂ Activities

Consultative and Financial Service Commercial Activities include the provision of
financial, insurance, and real estate brokerage services, as well as the provision of
advice, designs, information, or consultation of a professional nature.

Section 19.82.12 - Consumer Laundry and Repair Service Commercial Activities

Consumer Laundry and Repair Service Commercial Activities include the cleaning or
repair of personal apparel and household appliances, furniture, and similar items,
other than convenience services, but exclude repair of motor vehicles and of
structures,

Section 19.82.13 - Group Assembly Commercial Activities

Group Assembly Commercial Activities include the provision of cultural, entertain-
ment, educational, and athietic services, other than of a civic nature, to assembled
groups of spectators or participants.

Section 19.82.14 -« Administrative Commercial Activities

Administrative Commercial Activities include the executive, management, adminis-
trative, and other headquarters or clerical activities of private, profit-oriented
firms, other than public utility firms.

Section 19.82.15 - Business and Cornrmunication Service Commercial Activities

Business and Communication Service Commercial Activities include the provision,
primarily to firms rather than to individuals, of services of a clerical, goods
brokerage, communication, or minor processing nature, including multicopy and
blueprinting services; but exclude printing of books, other than pamphlets and smail
reports for another firm, and the storage of goods, other than small samples, for

sale.
Section 19.82.16 - Retail Business Supply Commercial Activities

Retail Business Supply Commercial Activities include the retail sale or rental from
the premises, primarily to firms and other organizations using the goods rather than
to individuals, of office equipment and supplies and similar goods, together with the
provision of incidental maintenance services; but exclude sale or rental of motor
vehicles, except for parts and accessories, and sale of materials used in construction
of buildings or other structures, except for paint, fixtures, and hardware.



Section 19.82.17 - Research and Development Commercial Activities

Research and Development Commercial Activities include research of a technologi-
cal, industrial or scientific nature, other than medical testing and analysis and
routine product testing, which is offered as a service or which is conducted by or for
a private profit-oriented firm, other than a public utility firm, and which may be
devoted in whole or in part to public purposes.

Section 19.82.18 - General Wholesale Sales Commercial Activities

General Wholesale Sales Commercial Activities include the storage and sale, from
the premises, of goods to other firms for resale, as well as the storage of goods on
the premises and their transfer therefrom to retail outlets of the same firm; but
exclude sale or storage of motor vehicles, except for parts and accessories, and sale
or storage of materials used in construction of buildings or other structures, except

for paint, fixtures, and hardware.
Section 19.82.19 - Contractor Sales and Services Commercial Activities

Construction Sales and Services Commercial Activities include construction and
incidental storage activities performed by construction contractors on lots other
than construction sites, as well as the retail or wholesale sale, from the premises, of
materials used in the construction of buildings or other structures, other than paint,
fixtures, and hardware.

Section 19.82.20 - Transient Habitation Commercial Activities

Transient Habitation Commercial Activities include the provision of lodging services
to transient guests on a less-than-weekly basis.

Section 19.82.21 - Automotive Sales, Rental, and Delivery Commercial Activities

Automotive Sales, Rental, and Delivery Commercial Activities include the retail or
wholesale sale or rental, from the premises, of motor vehicles, with incidental
maintenance, as well as the retail or wholesale sale or rental, from the premises, of
any type of goods where orders are placed predominantly by telephone or mail order
with delivery being provided by motor vehicle.

Section 19.82.22 - Automotive Servicing Commercial Activities

Automotive Servicing Commercial Activities include the sale, from the premises, of
goods and the provision of services which are generally required in the operation and
maintenance of automotive vehicles and the fulfilling of motorist needs, including
sale of petroleum products together with sale and servicing of tires, batteries,
automotive accessories, and replacement items, lubricating services, and perfor-

mance of minor repairs.
Section 19.82.23 - Automotive Repair and Cleaning Commercial Activities
‘Automotive Repair and Cleaning Commercial Activities include the major repair or

painting of motor vehicles, including body work and installation of major accessories,
as well as the washing and polishing of motor vehicles.



Section 19.82.24 ~ Automotive Fee Parking Commercial Activities

Automotive Fee Parking Commercial Activities include the parking and storage of
motor vehicles on a fee basis, other than the operation of parking facilities by a
Civic Activity.

Section 19.82.25 - Boat Sales or Rental Commercial Activities

Boat Sales or Rental Commercial Activities include the retail or wholesale sale or
rental of boats or other marine vessels, with incidental maintenance.

Section 19.82.26 - Boat Servicing Commercial Activities

Boat Servicing Commercial Activities include the sale, from the premises, of goods
and the provision of services which are generally required in the operation and
maintenance of boats or other marine vessels and the fulfilling of boating needs,

including the sale of petroleum products, drydocking, servicing of boats, sale of boat
equipment, accessories and replacement itemns, and performance of minor repairs.

Section 19.82.27 - Animal Sales Commercial Activities

Animal Sales Commerical Activities include the sale or auction from the premises of
large animals for food or zoological purposes, as well as all agppurtenant storage
facilities, such as stockyards, corrals, and the like.

Section 18.82.28 - Animal Services Commercial Activities

Animal Services Commercial Activities include the services relating to the storage,
maintenance, grooming or keeping of household or other animals.

Section 19.82.29 - Transport and Warehousing Commercial Activities

Transport and Warehousing Commercial Activities include the provision of warehous-
ing and storage, freight handling, shipping, and trucking services.

Section 19.82.30 ~ Building Maintenance Services Commercial Activities

Building Maintenance Services Commercial Activites include the provision of
services to buildings involving cleaning, maintenance, custodial and security.

Section 19.82.3] - Funeral and Interment Services Commercial Activities

Funeral and Interment Services Commercial Activities include the provision of
undertaking and funeral services involving the care and preparation of the human
deceased prior to burial,

INDUSTRIAL

Section 19.82.35 - Custom Manufacturing Activities

Custom Manufacturing Activities include the following activities. They also include
certain activities accessory thereto, as specified below.



(@) Manufacturing, compounding, préceSsIng, assembling, packaging,
treatment, or fabrication of the following products:

Experimental, film, electronic, or testing;

Electronic instruments and devices;

Office computing and accounting machines and typewriters; and

Scientific, electric measuring and control instruments and testing

equipment,
(b)  Printing, publishing, and sign-making.

(c) Accessory uses incidental thereto, including administrative, executive and
financial offices and incidental services, such as restaurants to serve employees,
when conducted on the premises; wholesale business storage or warehousing for
products of the types permitted to be manufactured in the zone; other accessory uses
and buildings customarily appurtenant to a permitted use.

(d) Retail sales of products produced or manufactured on the site.

Section 19.82.36 - Light Industrial Activities

Light Industrial Activities include the following activities. They also include
activities accessory thereto. '

(@) Manufacturing, compounding, processing, assembling, packaging, treat-
ment, or fabrication of articles of merchandise, from the following previously pre-

pared materials:

Cellophane

Cork

Fabrics and fibers

Leather

Paper

Plastics

Rubber

Straw

Textiles

Wood, but excluding operation of a planing mill

(b) Photographic developing.

(c) Manufacturing, compounding, processing, assembling, packaging,
treatment, or fabrication of the following products:

Beverages, but excluding alcoholic beverages

Business machines

Ceramics, other than handicraft

Clothing, and other textile products, other than custom clothing
Electrical and electronic equipment and appliances

Foed, but excluding fish, meat, sauerkraut, vinegar, and yeast
Furniture and fixtures

Ice

Pens, pencils, and artists' materials

Pharmaceuticals



Pianos and organs

Small metal tools and products
Sporting and athletic goods
Toiletries

Section 19.82.37 - General Industrial Activities

General Industrial Activities include the following activities. They also include
activities accessory thereto.

{a) Mundfacfuring, compounding, processing, assembling, packaging,
treatment, or fabrication of articles of merchandise, from the following materials:

Clay
Glass
Graphite
Metal
Stone

(b) Shipbuilding.

(¢} Manufacturing, compounding, processing, assembling, packaging, treat-
ment, or fabrication of the following products:

Barrels and casks

Boilers

Emery cloth and sandpaper
Excelsior and packing materials
Film

Monuments

Motor vehicles

Oil cloth and linoleum
Porcelain

Salt

Shoe and stove polish
Transit vehicles

Section 19.82.38 - Scrap Operations Industrial Activities

Scrap Operations Industrial Activities include the storage and sale, from the
premises, or dismantling or other processing of used or waste materials which are not
intended for reuse in their original form, except when such activities are part of a
manufacturing operation,

AGRICULTURAL
Section 19.82.39 - Plant Nursery Agricultural Activities

Plant Nursery Agricultural Activities include the cultivation for sale of horticultural
specialties such as flowers, shrubs, and trees, intended for ornamental or landscaping

purposes.



Section 19.82.40 - Crop Raising Agricultural Activities

Crop Raising Agricultural Activities include the raising of tree, vine, field, forage,
and other plant crops, intended to provide food or fibers.

Section 19.82.41 - Small Animal Raising Agricultural Activities

Small Animal Raising Agricultural Activities include the raising, keeping, grazing or
feedlng of small animals for pets, animal products, animal increase, or value

increase. .
Section 19.82.42 - Large or Specialty Animal Raising Agricultural Activities

Large or Specialty Animal Raising Agricultural Activities include the raising,
keeping, grazing or feeding of large or specialty animals for pets, zoos, animali
products, animal increase, or value increase.

Section 19.82.43 - Agricultural Packing and Processing Activities

Agriculturai Packing and Processing Activities include the packing, cleaning or
processing of fish, meat, eggs, dairy or produce.

Section 19.82.44} - Agricultural Supplies and Services

Agricultural Supplies and Services include the sale or services relating to agricultural
operations, typically intended to enhance crop yields through fertilization, pest
conirol, and other treatment or assistance.

CIVIC
Section 19.82.50 - Essential Service Civic Activities |

Essential Service Civic Activities include the maintenance operations of the
following installations. They also include certain activities accessory thereto.

{0) Electric, gas, and telephone distribution lines and poles, and water, storm
drainage, and sewer lines, with incidental appurtenances thereto, but excluding

electric transmission lines.

(b} Parks and botanical gardens, but excluding playgrounds, playing fields,
bandstands, auditoriums, and similar assembly areas.

(c) Freeways, rapid transit routes, streets, alleys, and paths, but excluding
uses on, under, or over such ways, which uses are not customarily appurtenant

thereto.
Section 19.82.5] - Limited Child-Care Civic Activities

Limited Child-Care Civic Activities include the provision of day-care service for
eight or fewer children,



Section 19.82.53 - Community Assembly Civic Activities

Community Assembly Civic Activities include the activities typically performed by,
or at, the following institutions or installations. They also include certain activities
accessory thereto.

(@) Churches, temples, and synagogues.
(b} Food service and other concessions located within public parks.

{c) Public, parochial, and private non-profit clubs, lodges, meeting halls, and
recreation centers.

(d)  Public and parochial playgrounds and playing fields.
(e) Temporary non-profit festivals.
Section 19.82.54 - Non-Assembly Culturai Civic Activities

Non-Assembly Culturai Civic Activities include the activities of public or private
non-profit libraries, galleries, and collections not primarily designed for public use or
for the performing arts.

Section 19.82.55 - Community Education Civic Activities

Community Education Civic Activities include the activities typically performed by
the following institutions. They also include certain activities accessory thereto.

{a) Orphanages.

(b} Foster and family care homes for more than six persons placed by an
authorized agency.

{c) Public, poroéhio!, and private day-care centers for four or more children.

(d) Public, parochial, and private nursery schools and kindergartens.

(e) Public, parochial, and private elementary, junior high, and high schools.
Section 19.82.56 - Non-Assembly Scientific Activities

Non-Assembly Scientific Activities include the activities of scientific or biological
observatories or interpretive centers intended primarily for collection of scientific

data.
Section 19.82.57 - Administrative Civic Activities

Administrative Civic Activities include the activities typically performed by public,
parochial, and public utility administrative offices.

Section 19.82.58 - Parking Services

Parking Services include the provision of short-term automobile storage in garages or
lots which are publicly operated.



Section 19.82.59 - Utility and Vehicular Civic Activities

Utility and Vehicular Civic Activities include the maintenance and operation of the
following instaliations.

(@) Communications equipment installations and exchanges.
(b) Electrical substations.

(c) Emergency hospitals operated by a public agency.

(d) Gas substations.

(e) Neighborhood newscarrier distribution centers.

(f) Police stations and fire stations.

{g)  Post offices, but excluding major mail-processing centers.



SIGNS

Section 19.83 - Regulation of Signs

The size, location and design of all signs in the area shall be subject to the Chula
Vista Bayfront Sign Program, adopted August 7, 1980 and incorporated herein by
reference. The Bayfront Sign Program shall be applied by these regulations from the
north city limits south to Palomar Street, with variations allowed under the planned
Sign Program.

Section 19.83.01 ~ General Description of Signs

Signs are any facilities, whether located inside or outside a building, which are
visible from any lot line, and the primary purpose of which is the conveyance of an
idea, advertising, endorsement, identification, or information, by means of visual
symbols, lettering, illustration, or any other means of directing attention or
communcating; and include display surfaces together with such facilities as are
utilized in supporting, maintaining, and illuminating the display surfaces.

Section 19.83.02 - Residential Signs

Residential Signs are signs which give notice of the name or address of residential
facilities on the same lot or the name or occupation of a resident thereof, or the
condition of use of a parking area or other private facility serving a Residential

Activity.

Special Signs are signs which serve a temporary or other special function of an
emergency, patriofic, religious, or community nature, including official notices and
warning signs posted by a governmental agency; the flag of any nation, state,
international organization, or other governmental agency; memorial plaques,
historical tablets, and other commemorative symbols; temporary displays of a
patriotic or religious nature, temporary non-structural posters for civic or political
campaigns; and non-illuminated, non-verbal religious symbols.

Section 19.83.04 - Development Signs

Development Signs are temporary signs which announce the anticipated sale, lease,
rental, or character of facilities being constructed or altered, or of facilities or lots
in a real estate subdivision development, or which identify persons or firms engaged
in the promotion, design, construction, or alteration thereof.

Section [92.83.05 - Realty Signs

Realty Signs are temporary signs which pertain to the sale, lease, rental, or display
of existing lots or buildings or other facilities.

Section 19.83.06 - Civic Signs

Civic Signs are signs, other than Special Signs, which give notice of the name or
service, or other function or operation, of a Civic Activity on the same lot, or the
address or conditions of use of a parking area or other facility serving such activity.

14



Section 19.83.07 - Business Signs
Business Signs are any of the following:

(a) A sign directing attention to, or otherwise pertaining to, a commodity,
service, business, or profession which is sold, produced, conducted, or offered as one
of the major functions of a Commercial, Manufacturing, or Agricultural Activity on
the same lof.

)

(b} A sign, or portion thereof, directing attention to, or otherwise pertaining
to, a commodity or service which is sold, produced or offered by a Commercial,
Manufacturing, or Agricultural Activity on the same lot, but which does not
constitute a major function thereof, whenever:

I.  Such sign is located behind a display window; or

2.  Such sign has a display surface not greater than |12 square feet on
any one face; or .

3. Such advertising is incidental to a sign pertaining to a major function
and does not occupy more than one-half of the area of display
surface thereof.

(¢) A sign giving notice of the address or conditions of use of a parking area or
ther facility serving a Commercial, Manufacturing, or Agricultural or Extractive
ctivity.

Section 19.83.08 - Advertising Signs
Advertising Signs are any of the following:

(@) A sign directing attention to, or otherwise pertaining to, a commodity,
service, business, or profession which is not sold, produced, conducted, or offered by

any activity on the same lot.

(b) A Sign directing attention to, or otherwise pertaining to, a commeodity,
service, business, or profession which is sold, produced, conducted, or offered by a
Commercial, Manufacturing, or Agricultural or Extractive Activity on the same lot
but which does not constitute ¢ major function thereof, whenever such sign is not

classified as a Business Sign.



PERMITTED LAND USES

Section 19.84
Section 19.84.01 - Residential Permitted Uses

All lands designated on Map |, Land Use Controls, as Residential, shall be permitted
to accommodate the following use classifications:

Residential

Essential Service Civic

Limited Child-Care Civic

Residential Signs

Special Signs

Development Signs

Realty Signs

Civic Signs

Section [9.84.02 - Residential Conditionally Permitted Uses

All lands designated on Map |, Land Use Control, as Residential, shall be permitted
to accommodate the following use classifications pursuant to the CONDITIONAL
USE PROCEDURE at Chapter 12.14:

Food Sales and Service Commercial
Consumer Laundry and Repair Commercial
Convenience Sales and Service Commercial
Community Assembly Civic

Community Education Civic

Residential Signs

Special Signs

Development Signs

Realty Signs

Civic Signs

Section 19.84.03 - Landscaped Parking Permitted Uses

All lands designated on Map I, Land Use Controls, with a Landscaped Parking
designation shall be permitted to accommodate the following uses:

Parking Services Civic

Automotive Fee Parking Commercial
Special Signs

Civic Signs

Section 19.84.04 - Commercial: Office Park Permitted Uses

All lands designated on Map |, Land Use Controls, with a Commercial: Office Park
designation shall be permitted to accommodate the following uses:

Food 5ervice Commercial
Convenience Sales and Service Commercial
Medical Service Commercial
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General Personal Service Commercial
General Retail Sales Commercial
Consultative and Financial Commercial
Administrative Commercial

Business and Communication Service Commercial
Parking Services Civic

Community Assembly Civic
Non-Assembly Cultural Civic
Administrative Civic

Special Signs

Development Signs

Realty Signs

Civic Signs

Business Signs

Section 19.84.05 - Commercial Highway-Related Permitted Uses

All lands designated on Map [, Land Use Controls, with a Commercial Highway-
Related designation shall be permitted to accommodate the following uses:

Food Sales Commercial

Convenience Sales and Service Commercial
Transient Habitation Commercial
Automotive Servicing Commercial
Automotive Repair and Cleaning Commercial
Automotive Fee Parking Commercial
Parking Services Civic

Community Assembly Civic

Administrative Civic

Utility and Vehicular Civic

Special Signs

Development Signs

Realty Signs

Civic Signs

Business Signs

Section 19.84.06 - Commercial Marine-Related Permitted Uses

All lands designated on Map |, Land Use Controls, with a Commercial Marine-
Related designation shall be permitted to accommodate the following uses:

Food Sales Commercial

Food Service Commercial

Convenience Sales and Service Commercial

General Retail Sales Commercial, limited to boating and yachting sales,
including ship chandleries

Retail Business Supply Commercial, for marine-related businesses only

Transient Habitation Commercial

Boat Sales or Rental Commercial

Boat Servicing Commercial

Boat Repair and Cleaning Cormmercial

Automotive Fee Parking Commercial

Parking Services Civic

Community Assembly Civic

20



Non-Assembly Cultural Civic
Utility and Vehicular Civic
Special Signs

Development Signs

Realty Signs

Civic Signs

Business Signs

Section 19.84.07 - Commercial Specialty Retail Permitted Uses

The following uses shall be permitted within areas designated Commercial Specialty
Retail on Map |, Land Use Controls, provided that the City of Chula Vista may
approve a single site, to be used for Commercial Specialty Retail within three
months after request for any site by the landowner with submission of a statement
documenting the relative attributes of the wvarious sites, any of which may be
selected with regard to the potential for specialty retail:

Food Service Commercial
Convenience Sales and Service Commercial
General Personal Service Commercial
General Retail Sales Commercial
Group Assembly Commercial
Automotive Fee Parking Commercial
Essential Service Civic

Parking Services Civic

Limited Child-Care Civic
Community Assembly Civic
Non-Assembly Cultural Civic

Special Signs

Development Signs

Realty Signs

Civic Signs

Business Signs

Section 19.84.08 - Commercial: Hotel Permitted Uses

The following uses shall be permitted within the areas designated as Commercial:
Hotel on Map |, Land Use Controls:

Food Service Commercial

Convenience Sales and Service Commercial, designed and located as an
integral portion of the hotel-conference facility

Group Assembly Commercial

Automotive Fee Parking Commercial

Parking Services Civic

Transient Habitation Commercial

Community Assembly Civic

Community Recreation Civic

Non-Assembly Scientific Civic

Non-Assembly Cultural Civic

Special Signs

Development Signs

Business Signs

21



Section 19.84.09 - Indusirial: Business Park Permitted Uses

All lands designated on Map |, Land Use Controls, as Industrial: Business Park shall
be permitted to accommodate the following use classifications:

Administrative Commercial

Food Service Commercial

Convenience Sales and Service Commercial .
Business and Communication Service Commercial
Retail Business Supply Commercial .
Research Development Commercial

Automotive Fee Parking Commercial

Custom Industrial

Essential Service Civic

Parking Services Civic

Community Assembly Civic

Special Signs

Development Signs

Realty Signs

Civic Signs

Business Signs

Section 19.84.10 - Public Open Space Permitted Uses

The following uses shall be permitted within any lands designated as Public Open
Space on Map [, Land Use Controls:

Non-Assembly Cultural Civic
Community Recreation Civic
Non-Assembly Scientific Civic
Special Signs

Section 19.84.11 - Wetiands and Buffers

The following uses shall be permitted within lands designated as Wetlands and
Buffers, on Map |, Land Use Controls:

Restoration or enhancement of wetlands areas, with development or
construction limited to interpretive facilities which will preserve
natural resource or habitat values.

Section 19.84.12 - Industrial: General Permitted Uses

All lands designated on Map 1, Land Use Controls, as Industrial: General shall be
permitted to accommodate the following use classifications:

Food Service Commercial

Convenience Sales and Service Commercial
Business and Communication Service Commercial
Retail Business Supply Commercial

Research and Development Commercial

General Wholesale Sales Commercial
Transportation and Warehousing Commercial
Auvtomotive Fee Parking Commercial

22



Custom Industrial
Light Industrial
General Industrial
Essential Service Civic
Special Signs
Development Signs
Realty Signs

Civic Signs

Business Signs

Section 19.84.50 - Interim Uses

Interim Uses may be permited on a temporary basis for a peried of not more than
two years, with maximum two-year extensions, upon the issuance of a conditional use
permit, provided that such uses adhere to the following criteria:

I.  They do not involve new structures of more than 5,000 square feet;

2. They do not foreclose any possibilities of new conservation or development
specified in the land use plan; and

3. They do not adversely affect the surrounding area or its effective functioning or
appedrance.
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DEVELOPMENT

Section 19.85

The following provisions shall regulate the lot size, floor area, height, coverage,
setback, and useable open space, density, intensity, and physical form of develop-
ment within the Bayfront area.

Section 12.85.0! - Building Height

The maximum heights of buildings shall be controlled by Map 2, Building Height
Controls, and shall be measured in stories or feet, whichever is less:

Two-story maximum - 22 feet.

Four-story maximum - 44 feet,

Five-story maximum - 55 feet,

Eight-story maximum - 88 feet.

Twelve-story conditional - a maximum of 132 feet, provided that the increase in

height above 88 feet can be shown fo produce a visually and environ-
mentally superior solution for a visually prominent and resource-sensitive

location, and which adheres to the following standards:

a. Linear slab or cruciform design shall be avoided in favor of a stepped
building form.

b.  The building shall enclose a south facing public outdoor space.

- Special Condition - a maximum height of 70 feet is allowed within 400 feet of
the intersection of E Street and Bay Boulevard in the southwest corner of such

intersection.
Section 19.85.02 - Residential Density

The minimum residential density shall be 15 dwelling units per acre, and the
maximum residential density shall be 30 dwelling units per acre, provided, however,
that such measurements shall be taken in the aggregate for larger parcels permitting
the transfer of unused density on internal developed areas to other portions of the

site,
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CIRCULATION

Section 19.86 - Circulation Criteria

All public or private plans for development of roads, pedestrian ways, bicycle paths,
transit systems or stations, or freeway connections, shall adhere to Map 3, Circula-
tion. Precise proposals for location shall adhere to the following circulation

objectives:

.
2.

3.

6.

7.

Provide good regional access to the Bayfront.

Route roadways in a manner which minimizes adverse effects on valuable
marshlands, protects lands with high recreation value, and avoids fragmentation
of developable lands into inadequately sized or located parcels.

Create auto-free zones along the shoreline and other areas which have unique
environmental conditions or potential, and make provision for pedestrians and
bicyclists.

Reduce dependency upon the private automobile by providing public transit
service, including smaller "mini-transit" vehicles or private jitneys.

Develop the network of transportation facilities, including freeways, major
arterials, parking areas, and pedestrian and bicycie paths, into a system in which
there is convenient transfer from one mode to another. An easily understood
relationship between the various parts of the transportation system and the
major destinations within the Bayfront should exist.

Avoid congestion of the freeways and connection arterials by maintaining a mix
of land uses where peak traffic generating periods are staggered throughout the

day.

Provide motorists, both on freeways and on arterials within and adjoining the
Bayfront, with enjoyable scenic experiences.

Provide for convenient pedestrian, bicycle, and vehicular access to the Bayfront
from community areas east of Interstate 5.

Provide sufficient separation between pedestrian ways, bicycle paths, and road-

ways to ensure traffic safety and the elimination of noise, functional disruption,
and visual intrusion caused by motor vehicles.

Section 19.86.01 - Roadway Design

The design of roadways by public agencies or private entities shall adhere to the
following roadway cross-sections, cross-referenced by a letter designation to Map 3,
Circulation, depicting typical roadway sections by a letter specification.
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Section 19.86.02 - Bus and Jitney Service

Bus service may be provided along Tidelands Avenue, E Street, F Street, and Bay
Boulevard. Public or private jitney service should supplement this service. This
service should connect to the Bay Front (E Street) Trolley Station and interconnect
with the rest of the Chula Vista Transit Service.

Section 19.86.03 - Parking on Gunpowder Point

Up to 430 surface parking spaces may be directly located on Gunpowder Point, with
30 of these allocated to public or handicapped parking, to be consclidated into an
area hidden from view by landscaped berms with 50% of the parking totally con-
cealed. Restaurant, conference and employee parking shall be located in the

Midbayfront, off Gunpowder Point.
Section 19.86.04 - On-Street Parking Prohibition

Streetside parking will not be permitted along any major roadways identified in the
Circulation Plan, including Tidelands Avenue, D Street, E Street, F Street or Bay

Boulevard.
Section 19.86.05 - On-Site Parking

Parking included as part of a private development shall be located in areas away
from the shoretine and public open space corridors and, where feasible, screened
from view from major arterials by use of landscaped berms and tree planting. Where
possible, large-scale parking shall be avoided in favor of smaller disaggregated
parking areas separated by buildings or landscaping.

Section 19.86.06 - Landscaped Parking in the SDG&E Row

Where parking is incorporated into the SDG&E Row, the following bonus provisions
shall apply: The parking areas shall be landscaped with a continuous perimeter
planting of trees and ground covers. Tree planting will be tightly spaced to provide a
dense canopy at eye level. Tree species will be limited to those that will not
interfere with the overhead power lines and shall be trimmed as necessary fo meet

standards set by SDG&E.
Section 19.86.07 - Community Park Parking

Public parking areas shall be provided at each of the major community or neighbor-
hood parks adjacent to a major roadway, as shown in the land use map. Parking areas
will be incorporated into open space areas in close proximity to roadways and, where
possible, shalt be screened from view. One parking space shall be provided for each
10,000 square feet of accessible open space.

Section 19.86.08 - Pedestrian Routes

Continous shoreline access shall be provided within the 100-foot upland area
designated as wetland buffers in Map 6. A continuous improved public path will be
integrated into minor landscape improvements to the wetland buffers., Pedestrian
access will be provided along the southern levee from the Midbayfront to Gunpowder
Point through a controlled access roadway. At the D Street Fill area and at the
J Street Marina Park areq, public access shall be integrated with Port land
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ROADWAY DESIGN

FOR SECTION LOCATION SEE MAP 3-CIRCULATION MAP
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development. Pedestrian and bicycle routes in the Bayfront will interconnect with
the proposed recreational improvements included in the CalTrans/Corps of Engineers
project. The flood control project should anticipate this interconnection and provide
for the necessary bridges or other structures. Pedestrian routes also shall inter-
connect major open spaces in the Bayfront to adjacent city neighborhoods via E
Street and F Street, Pedestrian routes shall adhere to the pedestrian route
delineation shown on Map 3.

Section 19.86.09 - Bicycle Routes

Map 3, Circulation, shall control development and location of a continuous shoreline
bicycle route to be a part of the statewide system. Joint pedestrian and bicycle use

of the Gunpowder Point paths shall be permitted.

Section 19.86.10 - Street Names

Street names for future streets shall be those designated in the subarea provisions of
this Ordinance.

CRASH GATE

ALL WEATHER SURFACE—
CRUSHED ROCK QR ASPHALT
IF REQUIRED

EXISTING LEVEE SURFACE

L
EXISTING MARSH | 12 |  EXISTING MARSH

FIGURE 8

SECTION G1 {Prototypical) Looking East
SECONDARY ACCESS TO GUNPOWDER POINT-EMERGENCY ROUTE ONLY
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UTILITIES
Section 19.87
Section 19.87.01 - Stormwater Management and Drainage

Grading and drainage concepts shall be incorporated into street plans to utilize
streets in the stormwater collection system, Building pad grades and generalized
design grades for streets shall be designated to ensure protection from concurrent
storm and high-tide events and to provide sufficient cover over underground utilities,

Section 19.87.02 - Geotechnical Constraints

A detdiled evaluation of liquefaction shall be routinely made for any major
engineering project. With the exception of Original Upland areas as shown in Map 5,
geotechnical studies shall be provided prior to any development. '

Geotechnical studies may be appropriate for certain upland areas and shall be
required where valid data is not available.

Section 19.87.03 - Utility Service and Grading Objectives

Map 4, Utility System, shall control the location of sewered water systems. The
following objectives shall guide the design and implementation of utility services and
areawide grading:

I. Provide adequate sizing of utility lines to assure sufficent capacity for the most
intensive users.

2. Minimize the import of soill to that necessary for the protection of developable
areas from floeding during concurrent storms and high-tide conditions.

3. Protect existing natural resources from undue impact during construction
phases.

4, Provide for an adequate on-site storm drainage system to preciude drainage
directly into wetland habitat without adequate filtering of sediments or trapping

of pollutants.

5. Provide appropriate slope gradients in critical locations to ensure proper
drainage.

Section 19.87.04 - Water Service

The 12-inch waterline in G Street connecting the lines in Bay Boulevard and
Tidelands Avenue is necessary to maintain a looped system during development of
the Project. An easement for pipeline operation shall be maintained even though the
area might be fenced for security reasons by Rohr Industries.

Section 19.87.05 - Off-Site Pipelines
Because phased development may require off-site pipeline construction, especially in

industrial areas, to maintain adequate pressure and fire flows, a temporary connec-
tion to National City pipelines shall be made during development of the D Street Fill
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area, as well as a permanent valved connection for fire protection of facilities in
either city. The major factor in sizing pipelines for this project will be fireflows,
especially for commercial or industrial buildings, which may require 4,000-9,000
gallons per minute provided by looped 12-inch or single 16-inch pipelines.

Section [9.87.06 - Propased Sewer Service

The Metropolitan Sewerage System of San Diego (Metro System), servicing Chula
Vista via a 78-inch diameter trunk sewer, should serve the Project area by draining
to an existing manhole north of £ Street where metering facilities would be con-
structed. ~ Sewers flowing by gravity to this location will require considerable
earthwork for the D Street Fill (Subarea |) and Gunpowder Point {Subarea 2) develop-
ments. Portions of those areas should drain toward a sewage lift station which wili
force the sewage under pressure across the bridge or dike to gravity sewers. Phased
development may require extensive off-site grading and sewer extensions.

Section 19.87.07 - Grading and Drainage

The project shall import earth to ensure building pads above the 100-year flood level
(about elevation 10} and above higher high-tide level. The grading concept for
imported fill is shown in Map 5, Land Form and Drainage.

Special care shall be taken at the marshes to reduce problems of silting and oil or
chemical leakage. Some diversion of flood water is necessary and desilting/
retention basins may be required. A major detention basin shall be built in the
Midbayfront to accept surface drainage and provide for desilting, and oil and
chemical entrapment.

The following additional regula'rions shall apply:

All grading activities for the road, utilities, and installation' of erosion and
sedimentation devices shail be prohibited within the period from October | to
April | of each year.

All permanent erosion control devices shall be developed and installed prior to
any on-site grading activities.

All greas distributed by grading shall be planted within 60 days of the initial
disturbance and prior to October | with temporary or permanent (in the case of
finished slopes) erosion control methods. Such planting shall be accomplished
under the supervision of a licensed landscape architect and shall consist of
seeding, mulching, fertilization and irrigation adequate to provide 20% coverage
within 90 days. Planting shall be repeated if the required level of coverage is
not established. This requirement shall apply to all distributed soils including
stockpiles.

Secﬁon 19.87.08 - SDG&E Row

Due to roadway configuration for Bay Boulevard at the intersection with E Street,
street widening should occur on the west side of the SD & AE Railroad tracks within
the |150-foot-wide SDG&E right-of-way. Some relocation of the two separate 69-KV
power lines presently running on either side of the railroad tracks may be
necessary. If feasible, these lines should be consolidated and incorporated
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elsewhere in the utility right-of-way. Where the Tidelands Avenue extension is
incorporated into the railroad levee at the Sweetwater Marsh crossing, the roadway
bed will cross beneath the tower lattice power lines at either end, for which coordi-
nation with SDG&E is required.
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ENVIRONMENTAL MANAGEMENT

Section 19.88
Section 19.88.01 - Envrionmental Management Policies and Objectives

The following objectives shall serve as guidelines for future protection and enhance-
ment of the wetland and upland resources in the Bayfront.

I. Provide for the long-term protection of critical natural habitat areas by
cooperating in a multi-jurisdictional p!cnnmg and implementation program with
adequate safeguards and guarantees.

2. Incorporate the mitigation requirements of the CaiTrans/Corps of Engineers
joint highway and flood control project into the environmental management
provisions of the Chula Vista Bayfront Land Use Plan, so that land development
and resource protection measures will be complementary.

3. Maintain coordination with the San Diego Unified Port District in the develop-~
ment of plans and programs for areas adjacent to the Chula Vista Bayfront to
assure that environmental management objectives in the Bayfront lLand Use Plan

can be successfully implemented.

The management program shall be implemented by pursuing the Environmental
Organization and Administration Objectives included in Environmental Organization
and Administration, at Section 19.88.5.

Section 19.88.02 - Environmental Management Program

Map 6, Environmental Management, provides for specific protection and enhance-
ment measures for the wetland and upland resources and design provisions for
critical wetland buffer conditions. Cross-sections H through P, which foilow, are
prototypical illustrations of specific land use guidelines adjacent to various wetland
resources which shall apply to ail new deveiopment.

Section 19.88.03 - Subarea 1-D Fill Environmental Management Provisions

(a) Least Tern Sanctuary. A minimum [0-acre least tern sanctuary shall be located
at the southwest corner of the D Street Fill o maintain the greatest length of
natural habitat on three sides of the sanctuary perimeter. A wetland channel
shall separate the sanctuary from the adjacent developed areas (Map 6, Section
H). The channel shall be designed for minimum maintenance utilizing tidal
flushing to maintain channel depth. The channel shall be adequate to provide a
barrier to access for humans, dogs, and cats.

(b) Proposed Upland Conversion of Wetland. The required provision for 9.6 acres of
upland conversion to wetland by Callrans shall be located adjacent to the
Sweetwater Marsh and generally east of the proposed least tern sanctuary. This
new wetland shall be used to create a channel separating the least tern
sanctuary from the developed portion of the D Street Fill to increase feeding
areas directly east of the proposed sanctuary.
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(c)

Proposed Wetland Buffer. The [00-foot-wide buffer to be acquired as part of

the CalTrans/Corps of Engineers project mitigation requirements shall be
configured to protect the existing Sweetwater Marsh edge and the proposed new
wetland. Pedestrian access to the inboard 50 feet of the buffer shall be
limited. Visual access from the buffer shall be provided into the wetland at
regular and appropriate points along the length of the buffer.

Section 19.88.04 ~ Subarea 2-Gunpowder Point

(a)

)

(c)

Proposed Building Envelope. The maximum FAR in the developable portion of

the designated site shall be 0.5. Development on Gunpowder Point will be
limited to an approximately l#4-acre area within a zone farthest removed from
environmentally sensitive natural habitats. Buildings shall be located at least
300 feet away from the northeast and northwest corners of Gunpowder Point to
minimize possible influence on flight paths of some bird species. Placement of
development directly adjacent to Sweetwater Marsh or Vener Pond shall be
avoided by a minimum building setback of 200 feet. A minimum [00-foot buffer
shail be maintained to provide for a refuge within the ecotone.

Buildings shall be confined to the southwest portion of the Point directly
adjacent to the bay. The largest open space area consistent with the develop-
ment program shall be maintained. Parking and building footprint coverage shall
be minimized rather than building height. Hotel-employee-serving parking shall
be provided in the Midbayfront area. A maximum building height of 8 stories
shall be maintained in order to minimize coverage and a maximum of |12 stories
shall be permitted if it is shown that increasing open land area will benefit
natural resource values and other requisite findings are made.

Proposed Wetland Buffer and Levee Access. The |00-foot-wide buffer to be
acquired as part of the CalTrans/Corps of Engineers project mitigation require-
ments shall be configured to protect the existing marshes and pond. Access fo
Gunpowder Point shall be via the south levee with emergency access via the
north levee. All human and domestic pet access to Sweetwater Marsh, Vener
Pond, and E Street Marsh shall be limited. A hidden fence shall be incorporated
into a graded drainage swale to control access to the wetland without interfer-
ing with distance views (Reference: Map 6, Section [). Public attention shall be
directed to specific controlled viewing locations along the south and east peri-
meter of the Point. Disruption to wildlife from use of the southern levee shall
be minimized by limiting fill in the wetlands (less than 1/2 acre) to only that
necessary for levee reinforcement or protection to adequately maintain the pro-
posed roadway. The more critical pond side of the southern levee shall be
screened with landscaping to reduce disturbance to marsh and water birds
(Reference: Map 3, Section G). Pedestrian access shall be provided on the
southern levee on the E Street Marsh side on the roadway. All access to the
northern levee shall be prohibited except for emergency vehicles.

Proposed Restoration. Degraded or limited natural resources on Gunpowder

Point shall be enhanced with a program of wetland and upland restoration. An
interpretive center shall be developed for public use. The center may be located
in areas of high wildlife use if carefully screened (e.g., developed as a photo-
graphic blind). Alternative locations for the interpretive center are shown in
Map é. The existing Frankenia palmeri population shall be preserved. Adjacent
lands shall be protected and the spread of the population encouraged. The berm
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around the lagoon in the southwest corner of Gunpowder Point shall be removed
and it shall be restored to a healthy wetland. This area may also be established
as a focus of one of the interpretive centers. Spoil from the wetland-upland
mosaic in the northwestern corner shall be removed, and it shall be restored to
wetland. The undeveloped portions of the upland shall be restored to a southern
coastal scrub or other appropriate upland vegetation type(s). A restoration
program shall include: (1) removal of existing structures, spoil, and other
remnants of human use; (2) grading to level spoil and fill borrow pits; (3) an
approved revegetation design to establish a native and naturalized landscape
community; and (4) a soil erosion design to control erosion of scarified areas into
adjacent wetlands during revegetation operations.

Section 19.88.05 - Subarea 3-Midbayfront

{a) Proposed Wetland Buffer. The 100-foot-wide buffer to be acquired as part of
the CalTrans/Corps of Engineers project mitigation requirements shall be
configured to protect the existing marshes and pond. In addition, a |00-foot
buffer shall be provided around the F-G Street Marsh except where the existing
industrial building encroaches within the buffer area. Adjacent to the existing
structure, the buffer will be as wide as space permits. All human and domestic
pet access to Sweetwater Marsh, Vener Pond, the E Street Marsh, and the F-G
Street Marsh shaill be limited (Reference: Map 6, Sections J through M),
Pedestrian and bicycle access to the inboard 50 feet of the buffer shall be
limited., Visual access from the buffer into the wetlands shall be provided at
points along the length of the buffer, as shown in Map 7.

(b) Proposed Wetland Restoration. Degraded areas of former wetlands shall be
. restored to high-quality salt marsh or mudflat in areas adjacent to Vener Pond,
the E Street Marsh, and the F-G Street Marsh. Additionally, seasonal
freshwater supply will be increased and urbanized runoff into the wetlands
controlled. As compensation for filling of less than | acre of existing wetland
elsewhere in the Bayfront in order to achieve the necessary circulation
improvements, filled or degraded margins will be restored as high-quality
wetlands,

At the low-lying agricultural field north of the F-G Street Marsh, a stormwater
detention facility shall be constructed to accept urban runoff from the Midbay-
front. This facility shall be utilized to store runoff during peak storm periods
and as a sediment trap. This storm detention facility shall be connected to the
new freshwater pond at the F-G Street Marsh to provide a seasonal water supply
‘to the wetland. Procedures for assuring water quality standards shall include

the following:

.  Drainage shall be directed away from the faces of cust and fill slopes or
any slope subject to erosion into approved drainage structures.

2.  Where necessary riprap, check dams, etc., shall be employed to control
erosion.

3. Al steep slopes shall be planted to reduce erosion, with approved
" irrigation and maintenance.

4.  The maintenance of planted slopes, erosion control facilities, etc., shall be
the responsibility of the developer.
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Section |9&.% - Subarea 4-Marsh Areas

(@)

{b)

Proposed Tidelands Extension. Tidelands Avenue shall cross the Sweetwater

Marsh in conjunction with improvements to the existing railroad causeway. This
will include fill on degraded portions of the Marsh located on the western
boundary of the existing causeway, with the area to be filled less than | acre.
The existing railroad viaducts spanning the water channels connecting the por~
tions of the Sweetwater Marsh on both sides of the railroad shall be rebuilt to
increase the length of the span and thereby to improve existing tidal flow to the
eastern portion of the Marsh. .

Proposed Restoration. The Tidelands Avenue extension shall be a part of a
restoration program for the railroad levee crossing of Sweetwater Marsh. To
accommodate the wider cross-section required for the roadway without ad-
versely impacting the marsh, the amount of existing bridging will be increased,
fill removed, and wetlands restored to compensate for the fill required for the
remaining portions of the roadway. An equivalent area of approximately | acre
of high-quality wetland will be created for the amount of poor-quality (between
eight- and nine-foot elevation) salt flats covered in the road widening.
Additional areas of high ground adjacent to the west side of the road will be
lowered in elevation to establish an improved salt marsh in that area.
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ENVIRONMENTAL ORGANIZATION AND ADMINISTRATION

Section 19.88.5
Section 19.88.5] - Environmental Organization and Administration

The City of Chula Vista Local Coastal Program Land Use Plan, approved by the Cali-
fornia Coastal Commission on March 27, 1984, recognizes the need for a comprehen-
sive management program for the Sweetwater Marsh complex. The purpose of this
Section is to expand upon and define the objectives of the Land Use Plan and to
provide for a cooperative marsh management program involving local, state, and
federal governmental agency, landowner, and citizen participation. The State
Coastal Conservancy has informally agreed to play the principal role of coordinating
the marsh management program and further defining the program and its responsibil-
ities. Such coordination is urgently needed because of the many governmental
entities whose programs and projects may affect or are located in or adjacent to the
Sweetwater Marsh complex, including the City of Chula Vista Bayfront Local Coastal
Program; the Corps of Engineers/CalTrans Sweetwater River Flood Control Chan-
nel/Route 54-Interstate Highway 5 interchange; and implementation of the Port
Master Plan by the San Diego Unified Port District.

Section 19.88.52 - Bayfront Conservancy Trust

To implement the habitat preservation and enhancement objectives provided for by
the Bayfront Land Use Plan and to monitor or coordinate mitigation measures re-
quired in connection with already approved projects, this Environmental Management
Plan creates the Chula Vista Bayfront Conservancy Trust. The Environmental Man-
agement Plan and the Bayfront Conservancy Trust will incorporate features
previously found to be beneficial in other wetland/natural resource management

programs.
Section 19.88,53 - Management Goals and Objectives
The following management objectives shall direct management actions.

. Maintain, restore, and enhance wetland and upland habitat areas in a biologically
productive state consistent with applicable LUP provisions and technical advice
by the State Coastal Conservancy, Department of Fish and Game, and U.S. Fish
and Wildlife Service.

2. Create and fund the Chula Vista Bayfront Conservancy Trust to receive and hold
dedications of land; engage in restoration, enhancement, and preservation of
Sweetwater Marsh complex natural resources; and increase public knowledge of
and support for natural resource conservation, including through an active public

educational program.

Section 19,88,54 - Administrative Organization: Bayfront Conservancy Trust Gov-
erning Board

Consistent with the Bayfront LCP Land Use Plan, all presently privately owned prop-
erty within the Sweetwater Marsh complex (approximately 188 acres) will be given in
fee to the Bayfront Conservancy Trust, which will be created jointly by the City of
Chula Vista and the State Coastal Conservancy consistent with the Environmental
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Management Plan. The Bayfront Conservancy Trust will be governed by an |i-
member Board of Directors, which will consist of: () the Mayor of Chula Vista, who
shall also be the chairman; (2) a representative of the San Diego Unified Port Dis-
trict; (3) a representative of the County of San Diego; (4) a representative of the
principal landowner in the Bayfront; (5) a representative of the California Depart-
ment of Fish and Game; (6) a representative of the U.S. Fish and Wildlife Service;
(7) a representative of the biological and environmental sciences, designated by the
Chancellor of the University of California, San Diego; (8) a representative of the en-
vironmental movement, designated by the chair of the San Diego Chapter of the
Sierra Club; (9) a representative of the California Coastal Commission, designated by
the chairman of the Commission; (10) a representative of the State Coastal Conser-
vancy, designated by the chair of the Conservancy; and (1 1) a citizen of Chula Vista
appointed by the Chula Vista Redevelopment Agency, who shall serve for a two=-year

term and who may be reappointed.
Section 19.88.55 - Bayfront Conservancy Trust Organization and Functions

The Bayfront Conservancy Trust shall be organized as a non-profit organization un-
der the laws of the United States and California, and shall adopt bylaws in
accordance therewith and with the management goals and objectives set forth in this
Environmental Management Plan. On January | of every year, the Bayfront Conser-
vancy Trust shall, in addition to any other reports required by law, submit an annual
report for the year preceding to the City Council of Chula Vista on the status of im-
plementation of the Bayfront LCP, including acreage of habitat areas restored,
enhanced, and protected; a count of wildlife, including endangered species, utilizing
the Bayfront; a full accounting of the Bayfront Conservancy Trust's past-year and
coming-year budgets; and recommendations for the improvement of the Bayfront En-
vironmental Management Program, The State Coastal Conservancy has agreed to
provide technical and organizational support to assist in the formation of the Bay-
front Conservancy Trust.

Section 19.88.56 - Revenue Sources

The bylaws of the Bayfront Conservancy Trust shall provide that it may receive and
seek donations, grants, or other contributions from all sources. Consistent with mit-
igation of previously approved coastal development permits and the Bayfront LCP
Land Use Plan, initial funding for restoration and revegetation shall be provided by
the U.5. Army Corps of Engineers, the California Department of Transportation,
City of Chula Vista redevelopment funds, and developer funds. In addition, the City
of Chula Vista will seek funding support from the State Coastal Conservancy pursu-
ant to Propositions 18 and 19 (1984),

Ongoing Sweetwater Marsh wetland and other habitat area maintenance will be fund-
ed by:

a. Bayfront Open Space and Maintenance Assessment District. In conjunction with
creation of the Bayfront Conservancy Trust, the City of Chula Vista will estab-
lish the Bayfront Open Space and Maintenance Assessment District to provide
annual funding support for Sweetwater Marsh/upland habitat maintenance. As a
condition of project approval, the Chula Vista Redevelopment Agency will re-
quire that all commercial and residential development, and their subsequent
respective owners, be annually assessed to support the wetland/upland habitat

maintenance program.
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b. Other Sources. Grant and other funding support for long-term continuing Bay-
front natural resource conservation and enhancement needs identified by the
Bayfront Conservancy Trust will be sought from all available public and private
sources. The Bayfront Conservancy Trust bylaws shall provide that identifica-
tion and achievement of long-term funding of resource conservation and en-
hancement activities in addition to normal maintenance funded by the Bayfront
Open Space and Maintenance Assessment District be of the highest priority.

Section 12.88.57 - Program Definition

The implementation of the actions identified above are based ono commitments or re-
quirements contained in the Chula Vista Bayfront Redevelopment Plan, Bayfront
LCP Land Use Plan, and the Corps of Engineers and CalTrans Consistency Determi-

nation CD-18-82.

The Bayfront Conservancy Trust, working in close cooperation with the State Coastal
Conservancy and all of the agencies that have an interest in the wetlands and other
natural resource vaiues of the Bayfront, shall prepare a detailed and implementable
Bayfront Management Plan. The Bayfront Management Plan initial restoration and

clean-up at @ minimum shall consist of the following.

Section 19.88.58 - Bayfront Management Plan Elements: Initial Restoration and
Clean-Up '

I.  Gunpowder Point

d. Removal of dwellings, masonry structures, and debris (by landowner)
b. Regrading of disturbed land area to natural conditions (by landowner)
c. Removal of invasive and non-native plants per LUP (Biological Analysis)

(by landowner, Bayfront Conservancy Trust)
d. Removal of demolition debris and concrete rubble on Gunpdwder Point-San

Diego Bay intertidal area/beaches
2. Removal of Flotsam, Debris, Fill

a. Southwest side of Sweetwater Marsh (by Corps of Engineers)
b.  Sweetwater Marsh (by Corps of Engineers)

c. E Street Marsh (by Corps of Engineers)
d. F-G Street Marsh (by Bayfront Conservancy Trust/State Coastal

Conservancy)
e. Bayside of Gunpowder Point

Section 19.88.59 - Wildlife Habitat Restoration and Enhancement
The staff of the State Coastal Conservancy has agreed to the City of Chula Vista's
request that the Conservancy assume the lead role in preparing and coordinating

preparation of the detailed wildlife habitat restoration and enhancement plan for the
Bayfront. At a minimum, such plan should include:

!. Coastal Salt Marsh Habitat

a. East side of Vener Pond (by Corps of Engineers)
b.  South side of E Street Marsh (by Corps of Engineers}
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f.

(i} Erosion damage due to normal use
(i) Weed removal

Sediment Removal

(i) Culvert blockage removai
(ii) Open channel constriction or blockage, especially at Least Tern

sanctuary
(iit) Siltation basin clean-out

Interpretive/Public Access Signs

(i) Weathering
(ii) Vandalism

Trash Removal

(i) Upland litter removal
(ii) Flotsam removal from marshes
(iii) Removal of invasive/non-native species

Emergency Storm Damage Repair

(i) San Diego Bay shoreline
(ii) Trail erosion :
(iii) Sweetwater Marsh complex tidal circulation

Gunpowder Point Nature Preserve

(i) Habitat management to control invasive species
(ii) Litter/trash removal

Offshore

(i) Removal of derelict ships (by Port of San Diego)
(if) Removal of rubble exposed on tidal flats and replacement of beach

materials
Habitat Area Monitoring

(i) Least Tern sanctuary {by Bayfront Conservancy Trust/U.S. Fish
and Wildlife Service/California Department of Fish and Game)
(if) Use of wetlands by the light-footed clapper rail and Belding's
Savannah sparrow
(iii) Other bird species (by Bayfront Conservancy Trust)
(iv) Coastal salt marsh bird's beak population (by Bayfront
Conservancy Trust/U.S, Fish and Wildlife Service)
{v) Frankenia paimeri population (by Bayfront Conservancy Trust)
(vi) F-G Street revegetation (by Bayfront Conservancy Trust)
{vii) Plant populations at Sweetwater Marsh, Gunpowder Point, Vener
?ormg (by Bayfront Conservancy Trust/Corps of Engineers/Cal-
rans
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Section 19.88.6] - Educational and interpretive Program

The Bayfront Conservancy Trust, in cooperation with Chula Vista schools, other edu-
cational institutions, non-profit organizations, and community groups, will design and
implement a Sweetwater Marsh public educational and interpretive program, which
at a minimum will consist of: ‘

l. On-Site Activities

a. In cooperation with the State Coastal Conservancy,public access/inter-
prefive sign program, develop and maintain public access and interpretive
signs to and along trails, vista points, and other points of interest on the
Bayfront.

b.  Conduct guided tours of Bayfront natural areas for the public, including
hotel visitors.

C. Establish a Bayfront volunteer and internship program.

d.  Perform maintenance functions relating to the Gunpowder Point preserve,
and to public access to the Bayfront.

2. Off-Site Activities

G. Ou’rrleach Sweetwater Marsh educational program at elementary school
leve '

b.  Outreach Sweetwater Marsh educational program (interns, docents) at
secondary school level

¢, Ongoing public information program about Sweetwater Marsh complex
through electronic and printed media

d.  Bayfront Conservancy Trust participation in professional meetings, com-
munity evenfs, etc.

Section 19.88.62 - Staffing

A Bayfront/Sweetwater Marsh naturalist-manager and a volunteer director-informa-
tion coordinator will be required fo oversee implementation of the Bayfront
Environmental Management Program and provide ligison with interested schoo! dis-
tricts, community groups, conservation organizations, and other interested persons.
Both positions should be contract employees of the Bayfront Conservancy Trust, re-
port to its Board of Directors, and be funded through the assessments of the Bayfront
Open Space and Maintenance District. The initial budget for these two staff posi-
tions plus equipment, educational materials, publications, and access to biological
monitoring studies should be $100,000 per year.

The base of operations for these two staff positions shold be the interpretive center
on Gunpowder Point. Depending upon the level of public utilization of the Interpre-
tive Center and other public facilities in the Bayfront, additional seasonal
naturalists-rangers may be required to provide meaningful educational programs as
well as provide for the protection and maintenance of the coastal natural resources.
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PHYSICAL FORM AND APPEARANCE

Section 19.82
Section 19.89.01 - Basic Form and Appearance Objectives

The following objectives shall serve as guidelines for use of land and water resources
to preserve a sound natural environment:

. Preserve existing wetlands in a healthy state to ensure the.aesthetic enjoyment
of marshes and the wildlife which inhabit them.

2. Change the existing industrial image of the Bayfront, and develop a new identity
consonant with its future prominent public and commercial recreational role.

3. Improve the visual quality of the shoreline by promoting public and private uses
which provide proper restorafion, landscaping, and maintenance of shoreline
areas. _

4. Remove, or mitigate by landscaping, structures or conditions which have a
blighting influence on the area.

5. Develop a readily unders-tanduble and memorable relationship of the Bayfront
(and the areas and elements. which comprise it) to adjoining areas of Chula Vista
ond to the freeway and arterial approaches to the Bayfront.

To promote these policies, the Form and Appearance provisions of the Land Use Plan
acknowledges three major components which comprise the physical form of the
area: (1) natural resource areas to be preserved; (2) an open space system including
walkways, bicycle ways, and park areas; and (3) development units having common
usage and/or qualities, which should be treated as distinctive, but closely interre-
lated, visual entities. To reinforce the physical quality of these three components,
Map 7, Form and Appearance, identifies: {l) landscape character and function;
(2) major gateways; (3) architectural edges; and (4) views.

Section 19.89.02 - Landscape Character and Function

Major tandscape components shall adhere to Map 7, Form & Appearance, to establish
strong visual continuity in response fo varied functional needs.

Section 19.89.03 ~ Landscape Screening

All areas designated for Landscape Screening in Map 7 shall include dense planting of
trees and shrubs to serve three purposes: (l) diminish the visual impact of large
existing industrial structures, such as those of Rohr industries and SDG&E's plant and
transmission towers, and extensive parking areas and outdoor storage areas; (2)
define major entry points to the Bayfront and frame views; and (3) be used in masses
as visual stopping points fo limit views and provide natural vertical elements. The
following standards shall guide Landscape Screening design:
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Respresentative

Characteristics Location
o 40" to 60" height .0 Bay Boulevard

o upright form
o evergreen

Existing pines and other trees shall be preserved to the maximum possible extent.

Section 19.89.04 - Parking Area Planting

Al areas designated for Parking Area Planting in Map 7 shall include a planting
program coordinated with parking improvements beneath the power lines. The 150-
foot-wide right-of-way that bisects the Bayfront may include auto parking to
diminish the visual impact of the power lines and strengthen the ground plane
connection between both sides of the right-of-way. SDG&E criteria will permit
planting that can be kept not more than 15 feet high, thereby maintaining sufficient
clearance at the lowest point in the power line catenary. Planting in parking areas
should establish a dense ground plane massing of shrubs and short trees to create a
grove effect that screens cars from view and ties together in a strong horizontal line
an intersecting mass of foliage on either side of the right-of-way (see Section D in
Map 3 ,Circulation). The following standards shall guide Parking Area Planting

design:

Representative
Characteristics Location

o 10" to |5 height o SDG&E Row
o globular or multi-stem form
o evergreen

Section 19.89.05 - Informal Groves

All areas designated for Informal Groves in Map 7 shall use a series of Informal
Groves to identify the major community or neighborhood parks interconnected by
continuous pedestrian circulation along the Bayfront's edge and into its interior.
These Groves shall be planted with the same species in informal drifts to provide
shade for recreational uses. The following standards shall guide Informal Grove

design:
Representative

Characteristics Location
o 40 to 80" height o Community Parks

o upright and open-
branching in contrast
with dense, vertical form

o mixed deciduous and
evergreen

Section 19.89.06 - Formal Street Tree Planting

All areas designated Formal Street Tree Planting in Map 7 have been designated for
the major circulation spines of the Bayfront. The planting should be in regularly
spaced intervals using species with predictable form characteristics to achieve

strong linear avenues that guide views and establish perspective.
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Representative

Characteristics Location
o 40" to 60 height o Tidelands Avenue, E
o Crown shaped form Street and D Street
o Evergreen o Bay Boulevard and

Marina Edge on D Street

Section 19.89.07 - Gateways

Special consideration shall be given at Gateways (see Map 7) to roadway design,
including signing and lighting, landscaping, and siting and design of adjoining
structures to allow for design tfreatment which conveys an entry character.

Section 19.89.08 - Architectural Edges
* The development shall comply with the following conditions in the specified areas:

l. Habitat Protection. Structures shall be sited a sufficient distance from natural
habitat areas to protect the natural setting and prevent interference with wildlife.

2. Pedestrian and Bicycle Access. Structures shall be sited at a sufficient d.ismnce
from the water's edge or marsh edge to ensure unencumbered pedestrian and bicycle

Qccess.

3. Privacy. Structures shail be designed so that the uses which take place in a
structure or private space adjoining the structure do not detract from, or prevent
appropriate public use of, adjoining public open spaces. Reciprocally, the public
areas shall be designhed cmd their use regulated in a manner which does not diminish

the intended use of adjoining developed lands.

4, Firm Edges. Firm Edges as shown in Map 7, are required where a strong visual
form, generally linear, is necessary to provide either for a terminus of views, visual
distinctions between areas, channeled or controlled views in certain directions, or a
sense of entry or arrival. These edges shouid be formed by buildings, but also may be

achieved by use of earth berms or mass plantings.

5. Irregular Building Edges. Irregular building edges are required where it is
visually desirable to soften or de-emphasize the distinction between open space areas
and adjoining development. This prevents harsh contrasts between different areas,
allows visual penetration between areas, and variation in the spatial experiences and

qualities in these areas.

6. Building Base Screened by Earth Berm. In areas so indicated on Map 7, an earth
berm shall be built up so that the base of the building shall not be visible from

beyond the berm.
Section 19.89.09 - View Points
Development of the Bayfront shall ensure provision of three types of views:

1. Views from the Freeway and Major Entry. Ensure a pleasant view onto the site
and establish a visual relationship with the bay, marshes, and bay-related

deveiopment.
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2. Views from Roadways Within the Site {particularly from Tidelands Avenue, to
the marshlands, bay, parks and other bay-related development). Locations shall
preserve a sense of proximity to the bay and marshlands.

3. Views from the Perimeters of the Bayfront Outward. Views which are primarily
pedestrian-oriented, stationary and more sustained should be experienced from parts
of the open space and pathway system and enable viewers to renew visual contact at
close range with the bay and marshlands.
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SUBAREA SITE SPECIFIC DEVELOPMENT AND DESIGN PROVISIONS

Section 19.90
Section 19.90.01 - Bayfront Gateway View Sequence Policy

The corridor view sequence policy shown in Map 8, Sequence of Views Along the
Bayfront Gateway, shall be pursued by adhering to design requirements corresponding
to the indicated number. .

l. Street Entry. A dense canopy of trees shall be provided on both sides of E
Street to obscure views of SDG&E power lines and focus views on the immediate
landscape of the street. The street trees shall be closely spaced and in a regular
rhythm to achieve this objective. Immediately west of the freeway, future buildings
on the north side shall be sited and designed to reinforce the sense of entry created
by the street trees and existing building mass. Map 9, Landscape Concept- at E
Street Gateway, conveys a conceptual plan. ‘

2, Bay Boulevard Entry. A sense of entry shall be created on the southbound
freeway entrance to the Bayfront. A canopy of trees shall be provided along both
sides of Bay Boulevard to screen the power lines and transmission towers from view
and direct motorists to the E Street intersection. At E Street, the Bayfront-oriented
movemnent shall be accentuated by widening the roadway along the west side and
provision of an additional left turn lane. Map 9 depicts an illustrative design.

3. E Street/Bay Boulevard Intersection. Upon approaching and crossing Bay
Boulevard, an axial view terminated by the building mass of commercial structures in
the Midbayfront areas shall be created. To permit this visual relationship, a tower,
dome or other vertical form reaching a height of 70 feet shall be permitted in the
commercial area of Tidelands Avenvue.

4, F Street/Tidelands Avenue Intersection. After crossing Tidelands Avenue, a
channeled view of Vener Pond and Gunpowder Point shall be provided by a
combination of closely and regularly spaced trees and two- to three-story building
facades along each side.

5. Views to Vener Pond. At Point 5 on Map 8, panoramic views of Vener Pond,
Gunpowder Point and San Diego Bay shall be provided. Major massing of trees should
be avoided along the shoreline to protect this view.

6. Views along Levee. From the roadway linking the Midbayfront and Gunpowder
Point, views shall be focused on the hotel complex.

7. Hotel Complex Entry. Upon arrival on the island the view of the hotel complex
shall be temporarily interrupted by veering the roadway to the right as it passes

through the earth berms surrounding the hotel grounds. This shall then be followed
by an abrupt shift in the roadway and a closeup view of the hotel entryway.

Section 12.90.02 - Subarea 2 - Gunpowder Point

The following design and development conditions are required in Subarea 2 and are
illustrated in Map 10, Gunpowder Point Hotel Iflustrative Plan.

60



G

Gunpowder
Point

|
i

MAP 8 SEQUENCE OF VIEWS ALONG THE BAYFRONT
GATEWAY - ILLUSTRATIVE

61



Distinctive Paving

Treatment Along Rails —_—g - - - -1 ] T T T Lo

View Of Overhead Power
Lines QObscured By

[ —

Future

Tree Canopy

Existing Restaurant

Defined Padestrian Route

;o Trolley ﬁ -
tation i

Building Site

] .- Power Lines, Towers &
11y Parking Lots Screened
e By Street Trees

)
U T AR T AT

[T | [N T N> g

MAP 9 LANDSCAPE CONCEPT AT E-STREET
GATEWAY

62



\
VERRHY
gl
1

f-.ﬁgz'stﬁ

Hidi

LEGEND

1 EARTH BERM ENCLOSING APPROXIMATELY |4 ACRES

2 APPROXIMATE SITING OF HOTEL/CONFERENCE STRUCTURE.
STEPPED BUILDING FORM TO BE USED TO VISUALLY
NTEGRATE STRUCTURE WITH NATURAIL SETTING, BUILDING
HEIGHT LIMITED TO 8 STORIES WITH CONDITIONAL APPROVAL
UP TO 12 STORIES, -

3 UgES’mH ORIENTED PUBLIC SPACE DESIGNED FOR INTENSIVE

4 HOTEL/COMNFERENCE PARKING LIMITED TQ 215 SURFACE
SPACES AND 430 SPACES OVERALL,

5 gl u_w] ’ i
o g
i} 1
' I"*l"ll':ffl*'%

i
‘;’./'ﬁ i
l&,,

8 LIMITED PEDESTRIAN ACCESS.
© TWENTY-TWO ACRE REVEGETATED UPLAND HABITAT.
7 EMERGENCY ACCESS ROUAE,

8 APPROXIMATELY EIGHT ACRES OF LANDSCAPED COMMUNITY
PARK WITH PASSIVE RECREATION IMPROVEMENTS,

9 INTERPRETIVE CENTER.

10 SHORELINE TRAIL ZONE FOR LIMITED PUBLIC ACCESS AND
WILDLIFE OBSERYATION,

MAP 10 GUNPOWDER POINT HOTEL ILLUSTRATIVE PLAN

63



3.

3.

Siting. The hotel complex shall be sited in the southernmost portion of the
island to avoid conflicts with sensitive natural habitats. The land area to be
altered for hotel and conference facility use shall be limited to approximately
I4 acres, leaving a balance of nearly 27 acres for restored upland natural
habitat, wetland buffers and passive use parkiands.

Permitted Uses. Permitted uses on Gunpowder Point are specified in Section
19.84.08 relating to the Commercial: Hotel designation.

Parking. Parking required for the hotel/conference complex shall be 400
spaces. A reduction in this requirement may be granted if vanpool or limousine
service is provided by the hotel operator. A maximum of 200 surface parking
spaces may be provided on Gunpowder Point with the remaining balance located
remotely in the Midbayfront.

Building Height and Form. Building height shall be limited to eight stories with
conditional approval of |2 stories, if it can be demonstrated that the increase in
height produces a visually and environmentally superior solution. Linear slab or
cruciform structures of a uniform height shall be avoided; stepped building
forms shall instead be used to provide a better visual fit with the land form of
Gunpowder Point. The building form should envelope a south facing public
outdoor space as shown .in the design and development guidelines on Map Il,
Mid-Bayfront Specific Design and Development Guidelines.

Landscaping. The landscaping of Gunpowder Point shall consist of three major
elements: (l) natural habitats to be protected and enhanced; (2) buffering
landscaping between restored upland habitat and hotel complex; and (3) internal
landscaping of the hotel complex. Natural habitat protection and enhancement

requirements are as follows:

a. Buffer Zone Between Hotel/Conference Complex and Upland Habitat. An
earth berm, with an elevation 5 to 7 feet higher than the adjoining upland
habitat, shall surround the hotel/conference complex on the east, north and
west side. The berm shall be designed to screen the parking, recreation
facilities, iandscaped hotel grounds and lower portions of the hotel structure
from the revegetated upland reserve. The outward facing surfaces of the
berm shall be planted with southern coastal scrub or other appropriate upland
vegetation to provide for its visual integration with the adjoining uplands.

b. Internal Landscaping of Hotel/Conference Complex. Within the area
surrounded by the earth berm a greater variety of landscape materials may
be employed. The following guidelines shall be cbserved.

i Within the entry zones (approach, roadway and parking area) large
scale trees, planted in an irregular, informal pattern shall visually
define the approach to the hotel, screen view of the parking from the
upper floors of the hotel, and in conjunction with ground covers and
change in elevation, conceal parking from view of arriving and
departing hotel guests. Additionally this landscaping will serve to
further visually separate the hotel/conference complex from the

adjoining upland.

ii. If illumination is provided for outdoor recreational facilities, a
combination of low mounted luminaires and intervening tree masses
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6.

should be used to reduce night-time intrusion of light into the adjoining
upland habitat.

iii. A large-scale south-oriented outdoor area shall be provided for users of
the hotel/conference complex. (Reference: Map 10,) Within this area
a wide variety of landscape materials are permissible and a hightly
contrasting appearance with other open spaces on Gunpowder Point is
desirable. An abrupt change in appearance with this ornamental
landscape adjacent to the hotel shall be provided along the south facing
shoreline by revegetation of a |00-foot strip with native vegetation.

Public Access. Public access shall be provided to Gunpowder Point via the
pedestrian boardwalk incorporated into the south levee roadway. A series of
publicly accessible outlooks shall be provided to allow visual access to the
wetland habitat areas with minimal intrusion. Outlooks shall be designed similar
to photographic blinds. Visitors shall be encouraged to park in the Midbayfront.

Section 19.90.03 - Subarea 4 - Midbayfront

Specific design and development guidelines for the Midbayfront reflect the following
objectives: (1) provision of a pedestrian system integrating all the activities of the
Midbayfront and linking the area with contiguous areas of the Bayfront and the
proposed E Street trolley station; (2) provision of a system of open space which
serves as a major recreational resource, a means of enhancing the visual appearance
and image of the area and a method for integrating and unifying development
throughout the area; and (3) establishment of visually and functionaily satisfying
relationships between buildings, open space and roadway and parking areas.

3.

Pedestrion Continuity. Internal pedestrian circulation shall regularly connect
with the main perimeter circulation along the wetland buffers. Architectural
facades adjacent to the shoreline shall be broken frequently to allow for ground
level circulation. A major pedestrian link shall be included in the public open
space linking the shoreline with the interior storm detention facility. Provision
shall be made for pedestrian continuity across or beneath Tidelands Avenue.

Access to Individual Development Sites. The main auto access points to the
Midbayfront development parcels are shown on the designated development
guidelines. Internal automobile circulation shall be minimized to locate parking
reservoirs close to points of access but not adjacent to major open spaces.

Building/Open Space Relationships. Map || specifies the relationship of
buildings to major public outdoor spaces. The storm drainage pond should be
developed as a landscape feature in the public open space corridor and adjacent
development sites should orient their structures to face this landscape amenity
(Reference: Sections N and 0). A landmark building site is specified to provide
a major identifying feature for the Midbayfront. Additionally, special siting
requirements for structures at the F Street approach and approach to

Gunpowder Point are specified.
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MIDBAYFRONT DESIGN

&,

Enhoncement of Visual Character. Landscape screening surrounding the existing
smali-scale industrial activity shall be located in the public open space zone at
the foot of F Street, with landscape massing beneath the SDG&E power lines and
street tree planting along the major travel routes.

Section 19.90.04 - Subarea |- D Sireet Fili

2.

East Marina Area. Permitted is the dredging and creation of a small boat
marina accommodating approximately 200 boats (Reference: Map 12, D Street
Fiil Specific Design and Development Guidelines).

Views, Views should be provided of the marina from both the Tidelands Avenue

Bridge, which will have a height of 45 feet above mean high tide as it crosses

the channel, and from the major arterial approach to the D Street area.

Public_ Access. Public access should be provided along the south and west edges
of the marina by construction of a pedestrian promenade {Reference: Section
P). This would be integrated with a pedestrian way in conjunction with the
Port's Plan.

Architectural Edge. Buildings along the west edge of the marina may be
constructed to a height of five stories. A comfortably scaled pedestrian space
should be created by siting the buildings approximately 80 feet from the water's
edge and by stepping the facing buildings back after the third story (Reference:

Section Q).

Southwest Housing Area. Approximately 19 acres are designated in the
southwest portion for housing with a permitted density of 15- 30 dwelling units
per acre subject to the following:

Buffer Setbgck. Structures shall be sited 100 feet or more from marshlands.

Architectural Edge. Buildings facing onto the marsh buffer zone shall be
designed and sited to present a broken, variegated edge facing the marsh, rather
than a continuous flat-wall effect. Building heights shall not exceed two stories

along this edge.

Landscaping. Tree planting and landscaping within the immediate residential
area bordering the buffer shall be a semi-transparent screen to allow some views
out over the marsh while still breaking up the geometric shapes of the
structures.

Colors. Natural building materials and muted earth colors shall predominate.

Building Heights. Higher building heights up to four stories are permitted if

parking is provided on the first level for structures sited a distance of 150 feet
or more from the buffer zone. (Reference: Map 10.)

Park. A centrally located park shall be provided both for use of residents and

the general public. A park area of approximately three acres shall be provided.
The park shall be sited and designed to provide a landscape focus for the
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MID-BAYFRONT DESIGN
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D STREET FILL & MARINA DESIGN
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residential area while also serving as an open space connection between the east
and west sides of the D Street area.

Sweetwater Channel.

Exposure to Sweetwater Channel. Public physical and visual exposure to the

Sweetwater Channel shall be provided from the major east-west arierial.

Visual and Functional Center. The point of convergence of Port and private
lands and the Channel shall serve as the primary visual and functional center of
the D Street area. Development on the Channel side shall accommodate water-
related uses such as restaurants, boat berths, small boat sales and repairs which
serve the general public and contribute to an urban waterfront appearance for
the area. This development shall be sited and designed to protect and enhance
water-oriented views of properties on the south side of the roadway (Refer-

ence: Section R).

Dominant Structures. Development along the south side of the roadway shall

visually dominate other structures in the D Street area and be oriented in both
views and use to the Sweetwater Channel.

Public Promenade. A public promenade shall be provided along the Channel

edge and integrated with a pedestrianway in conjunction with development on
the Port lands to the east and west. The promenade shall be integrated with the
roadway and south side development and constructed to impart a lively, urban

appearance.

Section 19.90.05 - Subarea 5—Industrial Zone

Modifications to Rohr operations or building program shall be accompanied by an
overall landscape master plan. The landscape plan shall provide neceéssary screening
of on-site parking and storage areas, the establishment of foreground planting for
major structures to provide a human scale to the large undifferentiated walls, and a
detailed schedule for proposed landscape improvements included in the master plan.

Section 19.90.06 - Subarea 6 - Southern and Inland Parcels

Southern Parcel

The salt works should be incorporated into a State wildlife preserve over 20
years. The remaining area is designated for industrial use on the General Plan
and is expected to remain Industrial. [t is anticipated that the SDG&E facility
will remain in operation on a permanent basis, while the salt works will continue
into the foreseeable future. The vacant industrial land is located between Bay
Boulevard and Interstate 5 and does not have any direct Bay frontage. Visitor-
serving facilities should be located here because of the proximity of the freeway
and the generating plant. In addition, no uses shall be located on this property

which would economically compete with the Bayfront.

Inland Parcel

The property is designated for research and limited industrial uses in the
General Plan and is currently zoned F-l (Flooding) and I-L (Light Industrial).
This area is not coastal-related and no change in the existing use is anticipated.
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GENERAL PROVISIONS
SIGN STANDARDS

Section 19.91.01 - Applicable Sign Regulations

The provisions of Chapter 19.60 of the Chula Vista Zoning Ordinance, Title |9 of the
Chula Vista Municipal Code, shall be applicable to all signs in the Bayfront area.
These provisions generally control the construction, issuance of permits, nonconfor~
mance and materials. The reqgulations of the specific plan control the allowability of
various signs in designated areas of the Bayfront. The Chula Vista Bayfront Sign
Program controls the aesthetic character and general placement of signs. These
three sets of sign controls are complementary. However, in the event that there is
an inconsistency among any or all of these reguiations, the provisions of the Specific
Plan shall apply, and the interpretations given thereto by the Director of Planning
shall prevail.

OFF-STREET PARKING STANDARDS AND REGULATIONS

Seetlon 19.91.02 - Applicable Off-Street Parking and Loading Standards and
Regulations

The provisions of Chapter 19.6 the Chula Vista Zoning Ordinance, Title 12 of the
Chula Vista Municipal Code, shall be applicable to all off-street parking and loading
areas in the Bayfront area. These provisions generally control construction and
development and design standards of off-street parking areas, as well as the precise
number of spaces required for designated uses, at Section 19.62.050. In the event
that there is no precise correspondence in the use classifications with the common
names used in this section, the Planning Director shall have the authority to
designate the requirements and the common names for proposed uses shall generally

be deemed to control.

NONCONFORMING {JSES
Section 19.91.03 - Regulation of Nonconforming Uses

The provisions of Chapter |9.64, Nonconforming Uses, of the Chula Vista Zoning

Ordinance, Title |9 of the Chula Vista Municipal Code, shall be applicable to all uses
in the Bayfront Area. For purposes of these regulations, "uses" shall be considered to
include any use covered under the use classifications of the Specific Plan, and "zone"
shall be construed to mean the land use designation included in the Land Use
Controls Map or any other map which deals with or affects the legality of a structure

or its location.

PERFORMANCE STANDARDS
Section 19.91.04 - Application of Performance Standards
The provisions of Chapter 19.66 of the Chula Vista Zoning Ordinance, Title 19 of the

Chula Vista Municipal Code, shall be applicable to all uses and their operation,
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located in the Bayfront area. These provisions control the performance of any uses,
and can be considered to preclude uses which may be construed, either by their
design or anticipated operation, to have a strong likelihood of violating such
standards. These standards are supplemented in the Bayfront area by the following
three provisions dealing with: Stormwater Collection; Geotechnical Hazards; and
Grading and Erosion Control Standards.

Section 19.91.04a - Stormwater Collection System

An all-gr'avi'ry system should be used with provisions for intercepting the drainage
from various points in the area. Building pads shall be placed above the 100-year
flood level {approximately elevation 10) and above higher high tide level. Gravity
pipe or street flow shall be at a minimum slope of six inches per one hundred feet
(0.5% slope). Desilting/retention basin shall be required at particular junctures, and
a major detention basin shall be constructed in the Midbayfront to accept surface
drainage and to provide for desilting and oil and chemical entrapment. The mojor

orientation, however, shall be to San Diego Bay.
Section 19.21.04b - Geotechnical Hazards

Due to the existence of the Rose Canyon/San Diego Bay/Tijuana Fault and the Otay
Fault, seismic reinforcement of all structures shall be required to withstand the

potem‘ml liquefaction hazards.
Section 19.91.04¢c - Grading and Erosion Control

Grading shall be accomplished so that drainage shall not enter saltwater marshes and
lagoons that are preserved as wildlife refuges. Minimum grade elevation shall be 7.6
feet above mean sea level. Gutter elevations shall be established at sufficient height
above mean sea level to allow for anticipated head losses throughout the drainage
system. Sedimentation control shall be accomplished at key locations surrounding

Gunpowder Point and in the Midbayfront,
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COASTAL DEVELOPMENT PERMIT PROCEDURES

Section 19.92
Section 19.92.01 - Purposes

This part establishes the permit procedures for developments located in the coastal
zone as defined in Section 30150 of the Public Resources Code. This article is based
on the Local Coastal Program Implementation Regulations adopted by the California
Coastal Commission pursuant to Public Resources Code Sections 30333 and 30501,
and as such shall constitute the procedural requirements for review of developments
in the coastal zone pursuant to Public Resources Code Section 30600(d).

Section 19.92.02 - Definitions

"Aggrieved Person" means any person who, in person or through a representative, ap-
peared at a public hearing of the City in connection with the decision or action
appealed, or who, by other appropriate means prior to a hearing, informed the City
of the nafure of his concerns, or who for good cause was unable to do either.

"Allowable Use" means any use allowed by right which does not require a public hear-
ing or any discretionary or non~discretionary permit of the approving authority.

"Appealable Development" means, in accordance with Public Resources Code Section
30603(a), any of the following:

a. Developments approved by the local government between the sea and the first
public road, or within 300 feet of the inland extent of any beach or of the mean
high tide line of the sea where there is no beach, whichever is the greater dis-

tance.

b. Developments approved by the local government, not included within paragraph
(a) above, located on tidelands, submerged lands, public trust lands, within 100
feet of any wetland, estuary, stream or within 300 feet of the top of the sea-

ward face of any coastal bluff.

c. Any development which constitutes a major energy facility. The phrase "major
public works project or a major energy facility" as used in Public Resources
Code Section 30603(a)(5) or energy facility as defined by Public Resources Code
Section 30107, with a value exceeding $100,000, as adjusted from the 1982 base

year per the Engineering News Record Construction Cost Index.

"Appellant" means any person who may file an appeal and includes an applicant, any
aggrieved person, or any two members of the Coastal Commission.

"Applicant" means the person, partnership, corporation, or state or local government
agency applying for a coastal development permit.

"Approving Authority" means the City officer, planning commission or council ap-
proving a coastal development permit.

"Categorically excluded development" means a development (upon request of the
City, public agency or other person) which the Coastal Commission has determined,
pursuant to Section 30610(e) of the Public Resources Code, to have no potential for
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significant adverse environmental effects and therefore has been issued an exclusion
from the coastal development permit requirements in accordance with the applicable
regulations.

"Coastal Commission" means the California Coastal Commission.

"Coastal Development Permit" means a letter or certificate issued by the City in ac-
cordance with the provisions of this chapter, after the applicant has submitted all
necessary supplementary documentation required to satisfy the conditions precedent
in the notice fo issue a coastal development permit.

"Conditional Use" means any use which requires a public hearing.

"Local Coastal Program" means the City's land use plan, zoning ordinances, zoning
maps, and other implementing actions certified by the Coastal Commission as meet-
ing the requirements of the California Coastal Act of 1976.

"Notice to Issue Coastal Development Permit" means a letter or certificate issued by
the City in accordance with the provisions of this chapter, approving a development
subject to fulfillment of conditions prior to issuance of a coastal development per-
mit, but if such conditions are fulfilled, as being in conformance with and adequate
to carry out the LLocal Coastal Program.

"Permitted Use" means any allowed by right which does not require a public hearing,
but does require a discretionary or non-discretionary permit (e.g., building permit) to

be issued by the approving authority.

"Other Permits and Approvals" means permits and approvals, other than a coastal
development permit required to be issued by the approving authority before a devel-
opment may proceed.

Section 19.92.03 - Applicability

Except as provided in Section 19.92.04 below, any applicant wishing to undertake a
development in the coastal zone shall obtain a coastal development permit in accor-
dance with the provisions of this article, in addition to any other permit required by
law. Development undertaken pursuant to a coastal development permit shall con-
form to the plans, specifications, terms and conditions approved in granting the
permit. The procedures prescribed herein may be used in conjunction with other pro-
cedural requirements of the approving authority, provided that the minimum re-
quirements as specified herein are assured.

Section 19.92.04 - Exemptions

a. Repair and maintenance activities which do not result in an addition to or en-
largement or expansion of the object of such activities, except as otherwise
specified by the Coastal Commission in Subchapter 7, Title 14, California Ad-
ministrative Code, and any amendments thereafter adopted.

b. Activities of public utilities as specified in the Repair, Maintenance and Utility
Hook-Up Exclusion adopted by the Coastal Commission on September 5, 1978.
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c. Occupancy permits.

d. improvements to single-family residences, except as otherwise specified by the
Coastal Commission in Subchapter 6, Title 14, California Administrative Code,

and any amendments thereafter adopted.

e. Improvements to any structure other than a single-family residence or a public
works facility, except as otherwise specified by the Coastal Commission in
Subchapter 7.5, Title 14, California Administrative Code, and any amendments
thereafter adopted. .

Section 19.92.05 - Notice of Exempt Development

A permit issued by the City for a development which is exempt from the coastal de-
velopment permit requirements shall be exempt from the notice and hearing
requirements of this article. The City shall maintain a record for all permits issued
for exempt developments which shall be made available to the Coastal Commission
or any interested person upon request. This record may be in the form of any record
of permits issued currently maintained by the City provided that such record includes
the applicant's name, the location of the project, and a brief description of the proj-

ect.,
Section 19.92.06 - Notice of Appealable Developments

Within ten (10) calendar days of accepting an applicaﬁon for an appealable coastal
developmem‘ permit or at least seven (7) calendar days prior to the first public hear-
ing on a development proposal, the City shall provide notice by first class mail of
pending application for appealable development. This notice shall be provided to
each applicant, to all persons who have requested to be on the mailing list for that
development project or for coastal decisions within the City, to all property owners
and residents within 100 feet of the perimeter of the parcel on which the develop-
ment is proposed, and to the Coastal Commission. The notice shall contain the
following information: '

|. astatement that the development is within the codstal zone;
2. the date of filing of the application and the name of the applicant;
3. the number assigned to the application;

a description of the development and its proposed location;

F

the dqfe, time, and place at which the application will be heard by the local
governing body or hearing officer;

o
.

6. a brief description of the general procedure of local government concerning the
conduct of hearing and lfocal actions; and

7. the system for local and Coastal Commission appeals, including any local fees
required.

Costs of notice which are not reimbursed to local governments through grants or
SB90 reimbursement pursuant to Public Resources Code Section 30353.
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Section 19.92.07 - Public Hearing on Appealable Developments

At least one public hearing shall be held on application for an appealable develop-
ment, thereby affording any persons the opportunity to appear at the hearing and
inform the City of the nature of their concerns regarding the project. Such hearing
shall occur no earlier than seven (7) calendar days following the mailing of the notice
required in Section 19.92,05. The public hearing may be conducted in accordance
with existing local procedures or in any other manner reasonably calculated to give
interested persons an opportunity to appear and present their viewpoints, either oral-
ly or in writing.

Section 19.92.08 - Notice of Local Government Action Where Hearing Continued

If a decision on a coastal development permit is continued by the City to a time
which is neither (a) previously stated in the notice provided pursuant to Section
19.92.06 nor (b) announced at the hearing as being continued fo a time certain, the
City shall provide notice of the further hearings (or action on the proposed develop-
ment) in the same manner, and within the same time limits, as established in Section

19.92.07.

Section 19.92.09 - Notice of Non-Appealable Developments that Require a Public
Hearing: Conditional Uses

Notice of such developments shall be given at least ten (10} calendar days before a
hearing in the following manner:

I. Notice in the manner prescribed in Section [9.92.06 above; or

2. Notice as prescribed herein:

a. If the matter is heard by the planning commission, notice shall be pub-
lished in a newspaper of general circulation or (if there is none) posted in
at least three public places in the local jurisdiction;

b.  Notice by first class mail to any person who has filed a written request
therefor;

c.  Notice by first class mail to property owners within 300 feet of the pro-
posed project;

d.  Notice by first class mail to residents within 100 feet of the proposed
project;

e.  Notice by first class mail to the Coastal Commission; and

f. The notice shall contain a statement that the proposed development is
within the coastal zone.

Section 19.92.10 - Notice of Non-Appealable Developments that Do Not Require a
Public Hearing: Permitted Uses

Notice of such developments shall be provided in the manner prescribed in Section
19.92.05 above.

78



Section 13.92.11 - Determination of Applicable Notice and Hearing Procedures

The determination of whether a development is categorically excluded or appealable
for purposes of notice, hearing and appeals shall be made by the City at the time the
application for development is submitted. This determination shall be made with
reference to the certified lLocal Coastal Program, including maps, categorical exclu-
sions, land use designations, and zoning ordinances adopted as a part of the certified
Local Coastal Program. Where an applicant, interested person, or the City has a
question as to the appropriate procedures, the following procedures shall be followed.

I. The City shall make its determination as to what type of development is being
proposed (i.e., exempt, categorically excluded, appealable, non-appealable) and
shall inform the applicant of the notice and hearing requirements for that par-
ticular development., The local determination may be made by the designated

approving authority.

2. If the determination of the City is challenged by the applicant or an interested
person, or if the City wishes to have a Coastal Commission determination as to
the appropriate designation, the City shall notify the Coastal Commission by
telephone of the dispute/question and shall request an Executive Director's
opinion.

3. The Executive Director shall, within two (2) working days of the City's request
{or upon completion of a site inspection where such an inspection is warranted),
transmit a determination as to whether the development is exempt, categori-

cally excluded, non-appealable, or appealable.

4, Where, after the Executive Director's investigation, the Executive Director's
determination is not in accordance with the City determination, the Coastal
Commission shall hold a hearing for the purpose of determining the appropriate
designation for the next Coastal Commission meeting in the dppropriate geo-
graphic region following the City's request.

Section 19.92.12 - Finality of City Action

A local decision on an application for a development shall be deemed final when
(1) the local decision on the application has been made and all required findings have
been adopted, including specific factual findings supporting the legal conclusions that
the proposed development is or is not in conformity with the certified Local Coastal
Program, and that the required conditions of approval adequate to carry out the cer-
tified Local Coastal Program as required in the implementing ordinances have been

imposed, and (2) all rights of appeal have been exhausted as defined in Section
19.92.16.

Section 19.92.13 - Final City Action - Notice

Within seven (7) calendar days of a final decision on an application for any develop-
ment {except categorically excluded or exempt developments), the City shall provide
notice of its action by first class mail to the Coastal Commission and to any persons
who specifically requested notice of such final action by submitting a self-addressed,
stamped envelope to the City (or, where required, who paid a reasonable fee to re-
ceive such notice). Such notice shall include conditions of approval, written findings,
and the procedures for appeal to the Coastal Commission.
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Section 19.92.14 - Failure to Act - Notice

a. Notification by Applicant: If the City has failed to act on an application within
- the time limits set forth in Government Code Sections 65950-65957.1, thereby
approving the development by operation of law, the person claiming a right to
proceed pursuant to Government Code Section 65950-65057.1 shall notify, in
writing, the City and the Coastal Commission of his or her claim that the de-
velopment has been approved by operation of law. Such notice shall specify the
application which is claimed to have been approved.

b. Notification by City: When the City determines that the time limits established
pursuant fo Government Code Sections 65950-65957.1 have expired, the City
shall, within seven (7) calendar days of such determination, notify any person
entitled fo receive notice pursuant to Section [2.92.13 that it has taken final
action by operation of law pursuant to Government Code Sections 65950-
65957.1. The appeal period for projects approved by operation of law shall begin
to run only upon the receipt of the City's notice in the Coastal Commission
office. (This section shall apply equally to a City determination that the project
has been approved by operation of law and to a judicial determination that the

project has been approved by operation of law.)
Section 19.92.15 - Local Government Action - Effective Date

A final decision of the City on an application for an appealable development shall
become effective after the ten (10)-working-day appeal period to the Coastal Com-
mission has expired or after the twenty-first (21st) calendar day following the final
local action unless any of the following occur.

a. An appeal is filed in accordance with the Coastal Commission's regulations; or

b. The notice of final local government action does not meet the requirements of
Sections 19,92.13 and 19.92.14,

Where any of the circumstances in Section {9.92.15(a) or (b) occur, the Commission
shall, within five (5) calendar days of receiving notice of that circumstance, notify
the City and the applicant that the effective date of the City action has been
suspended,

Section 19.92.16 - Exhaustion of Local Appeals

a. An appellant shall be deemed to have exhausted local appeals for purposes of
filing an appeal under the Coastal Commission's regulations and be an aggrieved
person where the appellant has pursued his appeal to the local appellate body as
required by the City's appeal procedures, except that exhaustion of all local
appeals shall not be required if any of the following occur,

t. The City requires an appellant to appeal to more local appellate bodies for
permits in the coastal zone in the implementation section of the Local

Coastal Program;

2.  An appellant is denied the right of the initial local appeal by a local ordi-
nance which restricts the class of persons who may appeal a local decision;
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Section 19.92.14 - Failure 1o Act - Notice

a. Notification by Applicant: If the City has failed to act on an application within
the time limits set forth in Government Code Sections 65950-65957.1, thereby
approving the development by operation of law, the person claiming a right to
proceed pursuant to Government Code Section 65950-65057.1 shall notify, in
writing, the City and the Coastal Commission of his or her claim that the de-
velopment has been approved by operation of law. Such notice shall specify the
application which is claimed to have been approved.

b. Notification by City: When the City determines that the time limits established
pursuant to Government Code Sections 65950-65957.1 have expired, the City
shall, within seven (7) calendar days of such determination, notify any person
entitled to receive notice pursuant to Section 19.92.13 that it has taken final
action by operation of law pursuant to Government Code Sections 65950-
65957.1. The appeal period for projects approved by operation of law shall begin
to run only upon the receipt of the City's notice in the Coastal Commission
office. (This section shall apply equally to a City determination that the project
has been approved by operation of law and to a judicial determination that the
project has been approved by operation of law.)

Section [9.92.15 - Local Government Action - Effective Date

A final decision of the City on an application for an appealable development shall
become effective after the ten (10)-working-day appeal period to the Coastal Com-
mission has expired or after the twenty-first (21st) calendar day following the final
local action unless any of the following occur,

a. An appeal is filed in accordance with the Coastal Commission's regulations; or

b. The notice of final local government action does not meet the requirements of
Sections 19.92.13 and 19.92.14.

Where any of the circumstances in Section 19.92.15(a) or (b) occur, the Commission
shall, within five (5) calendar days of receiving notice of that circumstance, notify
the City and the applicant that the effective date of the City action has been

suspended,

Section 19.92.16 - Exhaustion of Local Appeals

a. An appellant shall be deemed to have exhausted local appeals for purposes of
filing an appeal under the Coastal Commission's regulations and be an aggrieved
person where the appellant has pursued his appeal to the local appeliate body as
required by the City's appeal procedures, except that exhaustion of all local
appeals shall not be required if any of the following occur.

l. The City requires an appellant to appeal to more local appellate bodies for
permits in the coastal zone in the implementation section of the Local

Coastal Program;

2. An appellant is denied the right of the initial local appeal by a local ordi-
nance which restricts the class of persons who may appeal a local decision;
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3. An appellant is denied the right of local appeal because local notice and
hearing procedures for the development did not comply with the provisions
of this article; or :

4,  The City charges an appeal fee for the filing or processing of appeals.

Where the local government would ordinarily require an appeal fee for the pro-
cessing of appeals within the appealable areas of the coastal zone, the City may
apply to the Coastal Commission for a reimbursement of that fee through an
SB20 claim or similar reimbursement process.

Where a project is appealed by any two {2) members of the Coastal Commission,
there shall be no requirement of exhaustion of local appeals, provided, however,
that notice of Coastal Commission appeals shall be transmitted to the locai
appellate body {which considers appeals from the local body that rendered the
final decision), and the appeal to the Coastal Commission shall be suspended
pending a decision on the merits by that local appellate body. If the decision of
the local appellate body modifies or reverses the previous decision, the
Commissioners shall be required to file a new appeal from that decision.

Section 19.92.17 - Appeal Fee

The fee for filing and processing an appeal within the City of Chula Vista shall be
$125.00 (one hundred twenty-five and no/100 dollars).
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MISCELLANEOQUS SUPPLEMENTARY PROVISIONS: CHULA VISTA ZONING
ORDINANCE

Section 19.60.321 - Signs in Scenic Coastal Areas

No new off-site advertising signs or billboards shall be located in the LCP Land Use
Plan Area. Existing signs in existing locations may be maintained and repaired
consistent with all other applicable Sections of this Code.

Add to Section 19.14.080

E. That the proposed conditional use, if located in the coastal zone, is consistent
with the certified Local Coastal Program and is consistent with the intent of the

zoning district.

Add 1o Section 19.14.190

E. In the coastal zone, granting of variances is consistent with and implements the
certified Local Coastal Program, and that the granting of such variances does
not reduce or in any way adversely affect the requirements to protect coastal
resources as specified in the zones included in this chapter, and that the
variance implements the purposes of the zones adopted in implementation of the

Local Coastal Program.

ADMEND SECTION ON ZONING PERMITS AND CERTIFICATES OF OCCUPANCY,
BY ADDING A NEW SUBSECTION C)

To ensure that development in the coastal zone complies with all applicable
provisions of the Local Coastal Program, a coastal development permit shall be re-
quired before any building permit may be issued for any structure or site used for

new development.

AMEND SECTION ON BUILDING PERMITS TO ADD:

a. The City shall not issue a building permit until the Planning Director has granted
zoning permission, and in the coastal zone, a coastal development permit, for
the structure included in the building permit.

AMEND SECTION ON CERTIFICATES OF OCCUPANCY TO ADD:
a. The City shall not issue a certificate of occupancy for a structure or alteration

until it has found that the structure or alteration conforms with the zoning
permit, or a coastal development permit, where applicable . . .

ADD TO SECTION 19.08.020
Any person who violates any provision of the certified Local Coastal Program

adopted pursuant to Division 20 of the California Public Resources Code shall be
subject to the penalties contained therein (Pub. Res. Code Sec. 20820 et seq.).
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ADD A NEW SECTION 10-5.2807 TO ARTICLE 28

Add a New Section 19.08.021 - Notification of Litigation Concermning Development in
the_ Coastal Zone and Atiorney General Intervention

The provisions of California Public Resources Code Section 20800, et seq., shall
apply to development in the Chula Vista coastal zone and in any case where no
appeal has been filed from the decision of the City on a development permit in the
coastal zone (including decisions on non-appealable developments) or where an appeal
has been filed, but the Commission has determined not to hear the appeal, and when
litigation has subsequently been commenced against the City concerning its decision,
the City and plaintiff or petitioner shall promptly forward a copy of the complaint or
petition to the Executive Director of the California Coastal Commission. At the
request of the local government, and with the concurrence of the California Coastal
Commission, the Executive Director shall request the Attorney General to intervene
in such litigation on behalf of the California Coastal Commission. Administrative
remedies pertaining to coastal development permits are not deemed to have been
exhausted uniess all appeal procedures provided by the California Coastal Act (Public
Resources Code Section 30000, et. seq.) and these regulations have been exhausted.

MISCELLANEOUS SUPPLEMENTARY PROVISIONS

Chula Vista subdivision ordinance.

83



APPENDIX A
USE CLASSIFICATION SYSTEM—ADMINISTRATIVE GUIDELINES

The following listing is presented as an illustrative guide to the application of the use classifi-
cations, However, these are for administrative guidance only, and in the event that there is a
conflict between an appropriate application of the use classification description in the text of
this specific plan and the street application of a common name, the former shall apply.

RESIDENTIAL
Family

Dwellings, Multiple
Dwellings, Single-Family
Dwellings, Two-Family

Group

Apartment Hotels
Dwellings, Multiple
Dwellings, Single-Family
Dwellings, Two-Family

Group Care

Children, Boarding of (not greater than
eight)

Convalescent Homes (intermediate care
only)

Dwellings, Multiple

Dwellings, Single-Family

Dwellings, Two-Family

Family Care Homes (not greater
than eight)

Foster Homes (not greater than eight)

Group Homes (not greater than eight)

Homes for the Aged (not greater than
eight)

Nurseries (not greater than eight)

Nursing Homes (intermediate care only)

Orphanages

Resident Care Facilities (not greater
than eight)

Rest Homes (intermediate care only)



COMMERCIAL
Food Sales

Bakeries, Retail

Butcher Shops

Candy Stores

Cheese Shops

Dairy Product Stores
Delicatessens

Donut Shops

Fish and Seafood Markets
Food Catering (retail)
Fruit and Vegetable Markets
Grocery Stores

Health Food Stores

lce, Sales

Liquor Stores

Markets, Retail

Food Service

Bars

Cabarets

Coffee Shops
Delicatessens

Nightclubs

Parlors, Frozen Custard/lce Cream
Refreshment Stands
Restaurants

Short-Order Eating Places
Snack Bars

Take-Out Restaurants
Taverns

Convenience Sales and Service

Uses permitted by food sales, food ser-
vice, general personal service and gener-
al retail sales, provided it is administra-
tively determined that they meet the
convenience description set forth in Sec-
tion 19.82.07.

Medical Service

Acupuncture Services

Blood Banks

Chiropodist Offices

Chiropractor Offices

Dental Offices, Clinics or Laboratories

Dietician and Nuftritionist Offices and
Clinics

Medical Service (cont'd)

Group Medical Centers

Health Maintenance Organizations

Home Health and Nursing Agencies

Laboratories, Biochemical, Dental,
Medical, Optometrical and X~Ray

Medical Offices, Clinics or Laboratories

Medical Testing and Analysis Services

Optometrical Offices, Clinics and
Laboratories

Osteopath Offices

Physical Therapy Offices and Centers

Podiatrist Offices

Psychiatrist Offices and Clinics

Psychologist Offices and Clinics

Psychotherapist Offices and Clinics

General Retail Sales

Air Conditioning (auto)

Aircraft Equipment, Parts and Supplies

Antique Stores

Apparel and Accessocries Stores

Appliance Stores

Art Equipment and Supplies

Art Galleries, Commercial

Athletic Goods Stores

Auction Rooms, Public

Auto Parts (tools}

Auto Upholstery

Bait and Tackle (live)

Bicycle Stores

Bookstores

Camera and Photographic Supplies

Candle Shops

China or Glassware Shops

Cigars and Cigarettes

Cosmetics Shops

Costume Rental Establishments

Custom Shop, Including Repair, Limited
as to Floor Area

Department Stores

Discount Department Stores

Drapery and Curtain Shops

Drugstores

Dry Goods (yarn, fabrics, etc.)

Fixtures

Floor)Coverings (carpet, rug, linoleum,
etc.

Filower Stores and Plant Shops



General Retail Sales (cont'd)

Furniture and Home Appliances

Furriers and Fur Apparel .

Gifts, Novelties, Souvenirs

Gourmet Shops

Greeting Card Shops

Hardware Stores

Hearing Aid and Supply Shops

Hobby Supplies

Interior Decorating

Jewelry Stores

Landscape Supplies and Equipment

Lawn Care Products and Garden Supplies

Leather Goods

Linen Shops

Luggage Stores

Magazine Stores or Stands

Mail Order Houses

Marine Crafts and Accessories

Medical Appliances

Metalware Shops

Millinery Shops '

Monuments, with Incidental Processing
to Order

Mufflers

Newsstands

Novelty Shops

Nursery Retail

Optical Goods

Orthopedic Stores

Paint Stores

Parts for Motorcycles, Campers and
Trailers

Pawn Shops

Pet Supply Stores

Piano Stores

Picture Frames

Plant Shops

Plumbing (retail only)

Radios

Record and Sheet Music Shops

Rubber Stamp Stores

Second-Hand Clothing and Book Stores,
Thrift Shops

Second-Hand Furniture Stores

Sewing Machines

Shoe Stores

Spice Shops

Sporting Goods Stores

Stamp and Coin Collectors

Stationery and Supplies

Stereos

Sundries

General Retail Sales (cont'd)

Super Drug Stores with Variety Goods
Surgical Supplies
Televisions

Thrift Shops

Tires and Tubes

Tobacco Stores

Toiletry Stores

Toy Stores

Trophy Supplies
Uniforms

Upholstery Shops
Variety Stores

Watch or Clock Stores
Wigs

Window Shades, Awnings

General Personal Service

Apparel Laundering and Drycleaning
(self-service and drop-off)

Art Studios

Babysitting Services

Barber Shops

Beauty Shops _

Body-Building Studios

Correspondence Schools

Dance Studios

Dog Grooming

Drama Studios

Driving Schools

Drycleaning, Pick-Up Stations

Income Tax Services

Maid and Butler Services

Photo-Finishing (drop-off only)

Photography Studios

Reducing and Weight Control Clinics

Reducing Salons

Schools {barber, beauty, business,
language, modeling and other
vocational or trade schools)

Service Organizations (Red Cross,
Travelers Aid, etc.)

Shoeshine Stands

Tailors (alterations and restyling)

Theatrical Agencies

Ticket Sales Offices

Travel Bureaus

Consultative/Financial Service

Advertising Consulting
Architectural Services



Consultative/Financial Service (cont'd)

Attorneys

Bail Bonds

Banks

Business Consulting and Research
Check-Cashing Agencies
Clearinghouses

Commodity Brokerages
Consultants

Credit Institutions

Currency Exchanges

Designers

Economic Consulting and Research
Educational Consulting and Research
Engineering and Surveying
Escrow Services

Farm Management Offices
Holding and Investment Services
Hospital Insurance Organizations
Insurance Companies

Landscape Architects

Lending Institutions

Management Consultants

Medical Insurance Organizations
Mortgage Loan Offices

Property Management Offices
Real Estate Appraisal Firms

Real Estate Offices

Safety Deposit Companies
Savings and Loan Associations
Securities Brokerages

Security and Commodity Exchanges
Stock and Bond Brokerage Offices
Title Abstracting Services

Consumer Laundry & Repair Service

Apparel Repairs

Bicycle Repairs

Camera Repairs

Carpet Cleaning Firms

Diaper Service Laundries

Drape Cleaning

Drycleaners

Dyeing Establishments

Electrical Appliance Repairs

Fix-{t Shops

Furniture Finishing (consisting of
removing old finishes from furniture,
staining and applying new finishes)

Furniture Repairs and Cleaning

Fur Repairs and Storage

Hat Repairs

Consumer Laundry & Repair Service
{(cont'd)

Institutional and Commercial Linen
Supply Firms

Jewelry Repairs

L.aundries and Laundromats

Laundry Services

Lawnmower and Tool Sharpening and
Repairs

Leather {tem Repairs

Locksmith and Key Shops

Musical Instrument Repairs

Piano Tuning and Repairs

Plating {small household items only)

Radio and Television Repairs

Rug Cleaning Establishments

Saw, Knife, Lawnmower and Tool
Sharpening and Repairs

Self-Service Laundries or Drycleaners

Shoe Repairs

Uniform Renting and Cleaning
Establishments

Upholstery Shops

Watch and Clock Repairs

Welding (small articles)

Group Assembly

Amateur Baseball Fields

Amphitheaters

Archery Ranges

Arenas, Sports

Auditoriums

Ballrooms

Boat Rentals

Bowling Alleys

Clubs (nightclubs and cabarets)

Clubs and Lodges (private and non-profit)

Clubs, Athletic

Commercial Sport and Recreational
Enterprises

Exhibition Halls

Fishing Areas

Gem Hunts

Golf Driving Ranges

Gun and Rifle Ranges

Health Clubs and Spas

Legitimate Theaters

Little League, Organized Baseball,

- Permanent Bleachers

Meeting Halls for Rent



Group Assembly {cont'd)

Miniature Golf

Motion Picture Theaters

Nature Reserves

Nature Resorts

Picnicking Areas

Riding and Hunting Areas

Rodeo Arenas

Skating Rinks

Skating Rinks (with seating areas)
Skiing

Spectator Sports Facilities

Sport Fishing

Stadiums

Swimming Beaches

Swimming Pools

Table Tennis Halls

Tennis Courts

Tennis Courts (permanent bleachers)
Theaters {motion picture, legitimate)
Trap and Skeet Ranges

Water Sports (lake or ocean)
Wildlife Areas

Yacht Basins

Administrative

Accounting and Auditing Services

Administrative Offices

Business Organizations, Offices

Contractors, Offices Only

Organizations, Civic, Labor, Political,
Veterans', Welfare and Charitable
Services (offices only)

Professional Organizations, Offices

Public Utility Corporation Offices

Telegraph Offices

Telephone Company Offices

Business and Communication Services

Addressing and Mailing Services

Advertising Services (outdoor or aerial)

Assaying Services

Bookkeeping Services

Clerical Services

Commercial Photography (aerial and map
service)

Commercial Testing Laboratories

Common Carriers

Data Processing

Drafting Studios

Employment Agencies

Business and Communication Services
(cont'd)

Inventory Services

Messenger Services

Microfilming Services

Minor Processing Services
Multi-Copy and Blueprint Services
Protective Agencies

Radio Studios

Safe Repair Shops

Secretarial and Stenographic Services
Telecommunications Services
Telegraph Service Centers
Telephone Answering Services
Telephone Service Centers
Television Studios

Retail Business Supply

Barber Equipment and Supply Firms

Dental Equipment Supply and Service
Firms

Drafting Supply Firms

Engineering Supply and Service Firms

Equipment and Supplies for Service
Establishments

Hospital Equipment and Service Firms

Hotel or Office Equipment Supply and
Service Firms "

Laboratory Equipment Supply Firms

Nursery Equipment Supply Firms

Office Equipment and Supply Firms

Office Equipment Repair Shops

Optical Equipment and Supply Firms

Professional Equipment and Supply Firms

Research Instruments Supply and Service
Firms

Restaurant Equipment and Service Firms

Shoe Repair Equipment Firms

Undertakers' Equipment and Supply
Firms

Research and Development

Applied Research

Electronics Research

Industrial Research

Laboratory Research, Experimental or
Testing

Medical Research Laboratories

Oceanographic Research

Pharmaceutical Research

Scientific Laboratories



Research and Development (cont'd)

Space Research and Development
Technical Laboratories

General Wholesale Sales

Markets, Wholesale

Wholesale Distributors
Wholesale Establishments
Wholesale Offices or Showrooms

Construction Sales and Services

Air Corditioning Equipment

Building Contractors

Building Maintenance Materials

Building Materials - Tile, Cement,
Fencing, Roofing Materials, etc.

Burglar Alarm Systems

Carpenters

Concrete Services

Contractors' Equipment Storage Yard

Ditching Services

Electrical Contractors

Electrical Supplies

Explosive Contractors (not storage of
explosives)

Fire Fighting Equipment and Supplies

Fixture Sales (wholesale)

Floor Covering Installations

Glass and Glazing Contractors

Glass Sales

- Hardware Sales (wholesale)

Heating and Air Conditioning
Contractors

Heating Equipment

House or Building Wreckers or Movers

Janitorial Supplies

Lumber (sales, yards, etc.)

Metal Works Contractors

Ornamental Ironworks

Painting Contractors

Paint Sales (wholesale)

Paving Contractors

Plumbing Equipment

Remodeling Contractors

Roofing Contractors

Sheet Metal Contractors

Sprinkler and Landscaping Contractors

Swimming Pool Equipment and Supplies

Swimming Pool Instaliation and Services

Tools, Rentals or Sales

Wallpaper Sales and Services

Water Well Drilling

Transient Habitation

Boatels

Group Camps (overnight)
Health Resorts

Hotels

Motels

Motor Lodges
Recreational Yehicle Parks
Resort Hotels

Resort and Recreation Facilities
Retreat Houses

Tourist Cabins

Trailer Round-Ups

Travel Trailer Parks

Automotive Sales, Rental & Delivery

Agricultural Equipment Dealers

Bus Sales

Camp Trailers, Sales or Rentals

Construction Material, Delivery

Farm Equipment Dealers

Firewood or Fuel Delivery

Forklifts, Sales or Rentals

Garden Supplies Delivery

Heavy Construction Equipment, Sales or
Rentals

Mail Order Houses

Mobile Homes, Sales™

Motor Homes, Sales or Rentals

Tractors and Equipment Dealers

Trailers, Sales or Rentals

Trucks, Sales or Rentals

Water Delivery

Automotive Servicing

Automotive Service Stations
Automotive Supply Stores
Tire Stores

Automotive Repair and Cleaning

Aircraft Service and Maintenance

Auto Air Conditioning Equipment,
Installation and Services

Auto Alignment Services

Auto Electrical Services

Auto Glass, Installation and Services

Auto Laundries

Auto Mufflers, Installation and Services



Automotive Repair and Cleaning (cont'd)

Auto Repair Garages

Auto Tires, Installation and Services

Auto Upholstery, Installation and
Services .

Body and Paint Shops

Car Washes

Motor Freight Maintenance Garages

Motorcycle-Motor Scooter Repairs

Recreational Vehicle Repairs

Steam Cleaning Automotive

Towing Services (no storage)

Truck Equipment and Parts, Instailation

and Services
Truck, Painting and Lettering
Truck, Repairs and Services
Truck, Washing

Automotive Fee Parking

Auto Parking Lot
Auto Storage Lot
Garage, Parking
Off-Street Parking

Boat Sales or Rental

Boat Sales
Boat Rental
Ship Chandleries

Boat Servicing

Boat Repairs, Servicing or Cleaning
Boat Works or Yards

Drydocks

Maritime Centers

Ship Chandleries

Animal Sales

Animal Auctions

Animal Sales Yards
Livestock Auction Yards
Stockyards

Animal Services

Animal Hospital (iarge animals)
Animal Hospital (small animals)
Boarding Kennels

Dog Bathing

Dog Clipping

Animal Services (cont'd)

Dog Training Services

Dog and Cat Hospital

Guard Dog Training

Horsetraining Services

Pet Clinics

Pet Grooming

Pet Motels

Public Corrals

Public Stables

Riding Clubs

Veterinary Hospital (large animals)
Veterinary Hospital (small animals)

Transport and Warehousing

Auto Storage Garages
Distributing Plants
Freight Handling

Moving and Storage Firms
Parce! Delivery Truck Fleets
Private Storage

Public Warehouses
Refrigerated Warehouses
Storage Yards

Storage, Cold and Food
Trucking Terminals
Warehouses

Building Maintenance Services

Disinfecting and/or Exterminating
Services

Gardeners (landscape maintenance)

Janitorial Services

Maintenance and Custodial Services

Sewer and Drain Cleaning

Sweeping Services

Window Cleaning Services

Funeral and Inferment Services

Cinerariums

Columbariums

Crematories

Crematoriums

Funeral Parlors

Mauscleums

Mortuaries

Undertaking Establishments



INDUSTRIAL

Listing of Industrial and Manulacturing uses is found in the Use Classifications Section of the
Specific Plans. ‘

Scrap Operations

Automobile Wrecking .
Bottles, Baling or Storage
Junk, Baling or Storage
Junkyards

Old Iron, Baling or Storage
Paper, Scrap, Baling or Storage
Rags, Baling or Storage
Recycling Centers

Rubber, Baling or Storage
Rubber Reclaiming

Salvage Yards

Ship Salvaging



AGRICULTURAL
Piant Nursery

Floracultural Stock

Flowers, Commercial Cut and
Decorative

Herb Growing

Horticultural Stock

Mushroom Growing

Nursery, Wholesale or Retail

Potted Plant Growing

Sod, Grass

Crop Raising

Alfalfa

Berries

Citrus Fruit Trees or Bushes
Cotton

Field and Seed Crops
Fruit Trees

Grain

Hay (includes alfalfa)
Melons

Nut Trees

Tobacco

Truck Crops
Vegetables

Vines {grapes, etc.)

Small Animal Raising

Chinchiilas
Hamsters
Poultry
Rabbits
Turkeys

Large or Specialty Animal Raising

Amphibians
Apiaries
Aviaries
Bears

Beef Cattle
Birds
Bovine Animals
Buffalo
Cougars
Dairies
Feed Lots
Fish

Foxes

Large or Specialty Animal Raising
(cont'd)

Goats

Hog Ranches

Horse Ranches

Insects

Lions

Monkeys

Mountain Lions

Ocelots

Pig Farms

Sheep

Skunks ,
Snakes, Venomous or dangerous
Swine

Tigers

Wildcats

Worm Farms

Zoos, Private

Agricultural Packing and Processing

Contract Sorting, Grading and Packaging

Egg Processing

Fisheries

Flower Packing

Grain Cleaning

Milking

Nut Shelling and Cooking
Sheep Shearing

Agricultural Supplies and Services

Crop Dusting

Farm Advisory

Feed and Grain

Fertilizers

Harvesting Services and Equipment
Storage

Hay

Pesticides and Herbicides

Tree Services

Weed Control



CIVIC
Essential Service

Electric Distribution Lines and Poles
Gas Distribution Lines

Open Space (of a passive use)

Parks, Public (passive use only)

Sewer Collection Lines

Storm Drainage Collection Lines
Telephone Distribution Lines and Poles
Water Distribution Lines

Limited Child Care

Public Day Centers (for eight or fewer
children) o

Public Nurseries (for eight or fewer
children)

Community Assembly

Amusement Parks

Aquariums

Auditoriums

Bandstands (public)

Birth Control Clinics

Botanical Gardens

Camping Areas (non-profit)

Carnivals

Churches

Circuses

Community Centers

Community Health Clinics

Convalescent Hospitals

Exhibition Halls

Extended Care Facilities

Fairgrounds

Golf Courses

Historic Sites

Hospitals

Marinas (pubiic)

Meeting Halls

Monument Sites

Neighborhood Centers

Nursing Homes

Open Space Areas (of an active use)

Parks

Picnicking Areas {public)

Places of Worship

Playgrounds and Playing Fields {of an
active outdoor use)

Public Health Services

Recreation Centers

Community Assembly (cont'd)

Refreshment Buildings (in public parks,
playgrounds or golf courses)

Religious Assembly

Religious Complexes

Religious Reading Rooms

Sport Fishing (public)

Sports Arenas (public)

Stadiums

Swimming Beaches or Pools (public)

Synagogues

Temples

Universities

Zoological Gardens

Non-~Assembly, Cultural

Art Galleries
Libraries (non-profit)
Private Museums

Community Education

Colleges

Correspondence Schools (public)

Elementary Schools

High Schools (junior or senior)

Junior Colleges

Junior High Schools

Military Academies

Schools {elementary, and junior and
senior high)

Schools for the Handicapped (including
the blind)

Senior High Schools

Non-Assermnbly, Scientific

Observatories
Planetariums

Administrative

Civic Centers

Government Centers
Government Office Buildings

Parking

Public Parking Garages
Public Parking Lots



Utility and Vehicular

Airports

Bus Stations {passenger or freight)

Cinerarivms

Columbariums

Communication Equipment Installations
and Exchanges

Community Antenna Television Systems

Corporation Yards (public or public
utility)

Electric Transmission Lines

Electrical Substations

Fire Stations

. Funeral Parlors

Gas Substations

Heliports and Helistops

Mail Processing Centers (major)

Mortuaries

Police Stations

Post Offices

Power Plants {steam, fossil)

Pumping Stations (sewage or water)

Radio Transmission Facilities (including
booster and relay)

Rail Stations (passenger or freight)

Reservoirs (wafer)

Service Buildings (in public parks,
playgrounds or golf courses)

Telephone Exchange or Switching
Facilities

Television Transmission Facilities
(including booster and relay)

Transportation Terminais

Undertaking Establishments

Water Tanks

Water Treatment Facilities



APPENDIX B
CHULA VISTA BAYFRONT SIGN PROGRAM
ADOPTED AUGUST 7, 1980

GOAL AND OBJECTIVES
Goal

The goal of the Chula Vista Bayfront Sign Program is to control signs--eliminating
those which are obtrusive and encouraging those that are creative and interesting
while establishing a sense of place for the area.

Objectives

I. To establish quidelines and criteria for all signs within the Chula Vista Bayfront
Redevelopment Project area.

2. To establish a Design Review Committee charged with the following tasks:
{a) to make decisions regarding appropriateness of private signs,
{b) to preserve the integrity of the Bayfront, and
(c) to encourage creative sign design.
3. To encourage vitality within a development through the use of sign design.
4, To avoid the proliferation of private business signs along the freéway.

5. To incorporate into the design of public signs the elements of the Bayfront logo.

6. To promote Bayfront development progress, special events, and to identify new
businesses coming into the area discretely but effectively.

7.  To assure equality in sign impact.

8. To establish "Bayfront" identity through a cooperative program with CalTrans.



DESIGN REVIEW

The establishment of a Design Review Board for the Chula Vista Bayfront is of pri-
mary importance. The Board shall be established by the Redevelopment Agency of
the City of Chula Vista, and should review all parts of the Bayfront project--the
architecture, landscaping proposals, and each sign proposed for the area. This
mechanism will ensure the regulation and control needed to create a distinctive at-
mosphere for the Bayfront.

Chula Vista Design Review Committee - Appointed *

The Chula Vista Design Review Committee has been appointed to function as the De-
sign Review Board herein described and has been charged with the responsibility of
interpreting and applying sign design guidelines contained in this document. The
Board is specifically directed to encourage creative sign design and diversity. The
Redevelopment Agency shall retain ultimate authority for fair and equitable
application,

Submittal and Review Procedures

Submittal of a complete program of all desired signs shall be required for every de-
velopment proposed within the Bayfront. Sign plans should be submitted
coincidentally with development plans scheduled for architectural review.

The minimum submittal shall include a plot plan with property lines, building foot-
prints, curb and center lines of adjacent streets, building and sign elevations, and
location of each proposed sign. Each sign will be drawn to scale indicating colors,
materials, typestyles, dimensions of lettering, copy areas, sign height and width,
methods and intensity of lighting, and means of instaliation.

The Design Review Committee has established its own r'equir'ementé- and procedures
for submittals and has the discretion to change these from time to time as it deems

necessary.

The Design Review Committee also has the authority to allow an individual project
to deviate from established guidelines if the character of the Bayfront will be en-

hanced by its action.



GUIDELINES: IN GENERAL

Design Intent and Rationale

THIS SIGN PROGRAM STRIVES TO INSURE THAT GRAPHICS IN GENERAL, AND
EACH SIGN IN PARTICULAR, BECOMES A VIABLE, INTEGRAL PART OF THE
CONCEPT OF CHULA VISTA BAYFRONT REDEVELOPMENT. THE INTENT OF
THIS PROGRAM IS TO ESTABLISH A FORMAT FOR IMAGINATIVE SIGN DESIGN
WHICH IS APPROPRIATE FOR THE BAYFRONT.

]

Every effort must be made to create graphic identifications that are integral and
consistent with the Bayfront theme and with the architecture of each particular
project. Graphic identifications which are symbolic of the business or service rather
than standard "letter copy" are encouraged, i.e., logo. The design of signing for a
project within this area should consider using pictorial imagery in combination with
well-considered typefaces, spacing, colors, and materials., (Refer to Exhibit Two for

rule of good sign design.)

Two-Phase Program

Because the needs of businesses in the Bayfront will be different in its early stages
and in the final development, guidelines have been adopted to accommodate their
needs during both these phases. During the interim phase (early in Bayfront develop-
ment), developments will receive liberal signing.

Once the Bayfront is sufficiently developed, the need for abundant signing will be
lessened because the Bayfront's identity will be established and will help to attract
business traffic. A more "low-key" sign program has been adopted for the final de-

- velopment phase.

The Influence of Bayfront Topography

The general topography of the Bayfront is fiat and open. The natural color of the
area is muted. Therefore, signing must be discrete in order to avoid an overwhelm-

ing impact.
A Low-Key Sign Program

These gquidelines establish a sign program which is "low-key." Signs are intended to
be adequate for identification, but not for advertising. Harmony of materials, tex-
tures, forms, colors, scale and feeling is intended for the Chula Vista Bayfront

Redevelopment Project.

The Necessity for Size Regulation

Uniform size parameters are created to ease competition among private interests.
This assures more equal distribution of the right to identify a place of activity.

Height Limitation

The ten-foot height limitation proposed in this criteria is in accordance with the in-
tent of the California Coast Regional Commission's guidelines, and also maintains a
sense of scale to Bayfront topography and the intent of achieving a "low-key" sign

program.



Roof Signs

Signs mounted on the roofs or mechanical pen‘rhouseé of any bvilding are prohibited.
" Such signs violate the intended Bayfront scale and are not in keeping with a distinc-

tive Bayfront sign program.

Ground Signs Encouraged

Low ground signs are encouraged. They should be integrated with the landscape,
complementary to the architecture, incorporated into retaining walls or other land-
scape features. The objective is to reduce visual clutter.

Wall Signs

Wall signs must be compatible with and proportionate to the architecture, and main-
tain harmony of materials and form. The purpose of these signs is to identify the
business or private development; whole wall areas are not intended to be "read" as
sign structures or sign backgrounds. Only one wall sign shall be visible at one time.

Support Structure

Support structures should be integral parts of entire sign design and have gesthetic as
well as structural importance. '

Lighting

Lighting methods should be considered a part of each sign. The intensity and color of
light should be harmonious with the building architecture and sign design. In any
lighted sign, the intensity should be no more than that required for nighttime read-
ability. Color of light should approximate natural daylight. Incandescent fluorescent
is recommended in lieu of standard fluorescent. External lighting, where the source
of the illumination is not directly visible, is the preferred method of lighting. Flash-
ing/strobe light shall not be used. Signs must be modified after installation if

lighting proves too intense.

Guideline Jurisdiction

The guidelines specified herein shall govern signs within the Chula Vista Bayfront
Redevelopment Project. Since every possibility cannot be anticipated by this report,
details which might be omitted shall be governed by the Chula Vista Zoning Ordi-
nance. Where there is a conflict between the Bayfront Redevelopment Sign Program
and the Chula Vista Zoning Ordinance, the more restrictive regulation shall govern.

Restrictions and Prohibited Signs
The following signs shall be prohibited or restricted as noted:

a. Pole signs, excluding pole signs for which the supports are integrally de-
signed as an aesthetic component of the sign character.

b.  Flashing, oscillating, animated or moving signs, or signs with moving parts
shall be prohibited.



c. The use of fluorescent-type paints is prohibited.
d.  Signs advertising goods shall be prohibited.

e.  All billboard signs shall be prohibited, except as defined by Bayfront pro-
motional signs.

f.  Temporary signs, banners, sale notices, etc., shall be displayed behind the
glass of the structure.

The Design Review Board shail establish requirements and procedures for submittals.

New Signs

The sign owner shall be responsible for the fulfillment of all requirements of these
criteria. Conformance will be strictly enforced and non-conforming or unapproved
signs or any part thereof shall be brought into conformance at the expense of the

owner. :
Existing Signs
Existing (non-conforming) signs shall be brought into conformance either:

(I} when any change of land use occurs, or
(2) by the final development phase,

whichever occurs first.

Approvais for signs and their installation shall be obtained by the owner or his repre-
sentative prior to installation. All signs shall be constructed,. installed, and
maintained in as-new condition at the owner's expense. All current building and
electrical codes shall govern the construction of signs.



GUIDELINES: SPECIFIC

PUBLIC SIGNS

Public signs are those signs built and maintained by the City or other public agency
through an adopted financial plan. They are divided into subsections according to

function and location.

Freeway-Oriented Signs

The signs are located in the freeway right-of-way or on private property. All signs in
the freeway right-of-way must be approved by CalTrans.

q'

CalTrans Signs: CalTrans signs, designed and maintained by the state, in-
clude ail signs identifying exits and general directions. These signs will be
designed by CalTrans per state requlations.

CalTrans Signs with Bayfront Identity: The City of Chula Vista is consid-
ering a joint project with CalTrans to develop a Bayfront identity sign to
supplement the standard CalTrans signs which give generic service infor-
mation (i.e., "FUEL, FOOD, LODGING," etc.). Costs will be borne by the
City, and installation coordinated with CalTrans. (Refer to Exhibit Three
for example.)

Bayfront Promotional Signs: Bayfront Promotional Signs are designed to
help establish the new Bayfront community's identity. They will be lo-
cated along Interstate 5, two minimum: one each for north and southbound
traffic; additional signs as necessary; five maximum quantity. Space will
be rented, leased or existing structures purchased outright..

Promotional signs, and especially landscaped areas around them, will pro-
vide a unique, attractive logo design in a theme-setting frame and limited
changeable copy which will be subject to Design Review Board approval.
(Refer to Exhibits Four a, b, ¢, and d for examples, and to Exhibit Five for

proposed locations.)

These signs, if appropriately used, will establish the redevelopment area's
identity and functions for freeway travelers.

Promotional signs are intended to be temporary and it is anticipated that
they will be retired when the Bayfront Redevelopment Project is substan-
tially complete. Their utilization will be reviewed in 1985 and subject to

the Redevelopment Agency's discretion.

Internal Signs

Signs within the Bayfront, not oriented to the freeway.

d.

Street Name Signs: Street name signs shall have special mountings and
frames to identify streets as being a part of the new Bayfront communi-
ty. The sign copy will be the Bayfront letter style (Bookman Boid, upper
and lower case} and colors. The support will be constructed of wood. (Re-
fer to Exhibit Six for example.)



b. Directional Signs: Directional signs at intersections will help establish
gateways to the redevelopment area, and may include such generic infor-
mation as Convention Center, Marina, Special-Use Park, Wildlife Refuge,
etc., as necessary. Directional information for private developments may
be'included also at the discretion of the Design Review Board, but for the
interim development phase only. Information will be clustered on one sign
per intersection. Signs will have standardized mountings and trip. (Refer
to Exhibit Seven for example.)

A minimum of six directional signs will be necessary for adequate informa-
tion. Each shall inciude specially designed landscaped areas to create a
setting.

c. Information Signs: Public information signs are designed for public facili-
ties and services such as parks, marshes, marinas, trim, and colored fo be
unified with the basic public sign theme. (Refer to Exhibit Eight for

example.) '

d. Traffic and Parking Control Signs: Traffic control and parking signs shall
be designed with standard copy faces, and shall be trimmed with the wood
frames and supports of the Bayfront motif. Exact sizes and locations are
required by state regulation. It is suggested that the minimal number of
signs necessary for effectiveness be used. (Refer to Exhibit Eight for

example.)

To help establish the new Bayfront identity, natural-stained {Olympic semitranspar-
ent 901) cedar frames shall enclose all public signs. The Bayfront logo and Bookman
Bold typestyle shall be used throughout. Specific reds, yellows and browns are the
principal logo colors (Frazee Z57-23, 3, 29).

Private Signs

Guidelines for private signs are organized according to location and project type. A
somewhat more liberal criteria is established to serve business needs during the Bay-
front's initial development phase. The signs approved in this phase are calied
Minterim signs.”

When the Bayfront is substantially built out, interim signs must be replaced, modi-
fied, or removed entirely to comply with the more restrictive sign criteria
established for the final development phase.

The Redevelopment Agency shall determine when this changeover will occur based
on their appraisal of the Bayfront's progress. Developers submitting signs for ap-
proval for projects to be built close to the changeover date will be given the choice
of complying with the final-phase criteria or building interim signs which would be
removed or modified at their expense in the near future.

The rationale for this phased system is that when the Bayfront development is begin-
ning and a Bayfront identity is being established, certain private projects will need
additional signs to attract business.

When the area nears completion and a Bayfront identity is clearly established, the
Bayfront itself will attract business traffic. At this time, more restrictive sign cri-

teria can be implemented.



FINAL PHASE: ULTIMATE BAYFRONT DEVELOPMENT STAGE

Freeway Signs: Private signs which are oriented to the freeway shall not be allowed,
except as provided during the interim phase.

Corner Lots: The identification allowance for sign development on corner lots may
be divided fo provide for a sign on each frontage; however, the total allowance for
both signs combined is not to exceed 50 square feet.

Multi-Tenant Buildings or Complexes: Office, retail-commercial and industrial uses
which are multi-tenant shall be allowed additional tenant identification signs: each
tenant shall be allowed a maximum of three square feet on or adjacent to the entry
door. These tenant signs shall be visible from on-site parking and/or pedestrian
walkways, but not intended to be readable from public streets.

Directional and Information Signs: These signs shall be allowed on a need basis.
They shall be directional in nature and not intended as identification signs. Their
maximum height shall be four feet with four square feet maximum copy area per

side.

Special Event Signs (Temporary): Special events such as grand openings shall be al-
lowed temporary signs. Such signs shall have a limited life as determined by the

Design Review Board.

Construction Signs (Temporary): Signs for owners, contractors and subcontractors,
architects, etc., for new projects under construction shall be subject to Design Re-

view Board approval.

Allowable Copy Area

. Hotel/Motel, RV Parks, Restaurants, and Retail-Commercial: Total copy
area for all identification signs combined shali be limited to not more than
50 square feet per parcel. Signs may be wall signs and/or ground signs.
Ground signs may be single- or double-faced but may not exceed ten feet
in height., An additional changeable copy area of 25 square feet maximum
shall be allowed for uses which include entertainment or convention facili-
ties. Changeable copy area shall be single-faced only.

2. Automotive Service: Service stations shall be allowed one identification
sign per lot. Signs shall be ground signs or wall signs and shall have no
more than 40 square feet of copy areaq, six feet maximum height.

3. Industrial and Office Uses: Industrial or office uses shall be allowed one
identification sign per lot, visible from the internal street. Signs shall not
exceed 40 square feet in area or six feet maximum in height. Total sign
area may include a directory or tenant listing if the project is multi-

tenant.



INTERIM PHASE: BAYFRONT DEVELOPMENT STAGE

Commercial Uses Adjacent to Freeway: Commercial businesses will re-
quire some identification from the freeway during the Bayfront
development period. Such uses with freeway exposure shall be allowed ei-
ther wall or low-profile monument signs with name and/or logo only during
the Bayfront development phase, and such signs shall have a specific date
by which they must be removed. If the business logo is well-established as .
an identity mark, then use of logo alone is preferable. Each lot may have
two wall signs or one ground sign only. Only one wall sign shall be visible
at a time. Maximum total copy area shall be 100 square feet. Ground
signs may be doubled-faced or parallel to the roadway and are intended to
be low-profile monument signs.

Automotive Service: Service stations with freeway exposure shall be al-
lowed freeway identification during the initial redevelopment of the
Bayfront. Sizes shall be as small as possible and still have freeway identi-
ty, in no case to exceed 50 square feet total sign area. Such signs shall be
subject to strict review and shall have a limited and specific retirement
date at the discretion of the Design Review Board.



DEFINITIONS
Background Area of Sign

The background of the sign shall be considered the entire area in which copy can be
placed. In computing the area of sign background, only the face or faces which can
be seen from any one direction at one time shall be counted.

Billboard

A billboard is any sign usually designed for use with changing advertisement copy,
which is normally used for the advertisement of goods or services rendered at loca-
tions other than the premises on which the sign is located.

L ]

Changeable Copy Sign

A changeable copy sign is one that is characterized by changeable copy regardléss of
method of attachment.

Copy Area

Copy area is that portion of the total sign area devoted to lettering and/or symbolic
communication. The copy area shall be determined by circumscribing the smallest
possible rectangle around the copy, letters or symbol.

Directional Signs

A directional sign is one that contains directional information for pedestrian or ve-
hicular traffic or location.

Directory Signs

Directory signs are signs that list businesses, services, room numbers or employees.

Externally Illuminated Signs

An externally illuminated sign is a sign whose face is artifically illuminated by an ex-
ternal light source.

Flashing, Animated or Moving Signs
Flashing, animated or moving signs are defined as signs that:

a.  Intermittently reflect light from either an artificial source or from the
sung or

b.  Have an illumination which is intermittent, flashing, oscillating, or of
varying intensity; or

c.  Have any visible portion in motion, either constantly or at intervals, which
motion may be caused by either artificial or natural sources; or

d. Utilize whirligigs or any similar item which uses wind as its source of
power.



Freeway Signs or Freeway-Oriented Signs

Freeway signs or freeway-oriented signs are those signs that have copy directed for
freeway visibility either in the freeway right-of-way or on a property adjacent to the
freeway.

Freestanding Sign

A freestanding sign is one which is supported by one or more columns, uprights or
braces in or upon the ground.

Ground Sign

A ground sign is supported by the ground, by a continuous base (monument sign), or
by poles or posts.

Height of Sign

The height of a sign is the distance measured from finished grade to the highest pro-
jection of the sign. On sloping ground, finished grade is defined as the average
elevation between the high and low points of adjacent grade.

Identification Sign

An identification sign is one that identifies a business name or principal service
only. The sign should not serve as an advertisement device.

Information Sign

An information sign provides information for public and private facilities or services,
and the use thereof.

Internally llluminated Signs

Internally illuminated signs are signs that have characters, letters, figures, design, or
outline illuminated by electrical lights contained behind the sign face.

Monument Sign

A monument sign is a ground sign which is supported by a visually continuous base.

Multiple Copy Sign

A multiple copy sign is one that advertises other than the name of the business and
the principal product or service.

Pole Sign

A pole sign is a sign supported by the use of one or multiple poles or columns.



Promotional Sign

A promotional sign is a public sign which identifies the Bayfront and has changeable
copy for information, announcements, or identification of private businesses and ser-
vices in the area.

Public Sign

A public sign is any sign that is owned by government. Examples: bike route, bus
stop, or speed limit signs, or park or public facility identifications.

Sign

A sign is defined as any structure or device, logo, electric or non-electric, and all
parts thereof which are used for advertising purposes upon or within which any pos-
ter, bill, bulletin, printing, lettering, painting, device or other advertising of any kind
whatsoever is placed. A sign shall not include any support frame or standard used
exclusively for displaying the flag of the United States of America, the State, or the
City, nor shall these flags be considered signs.

Sign Area

Sign area shall include the background area of the copy. In the case of individual
cut-out letters, sign area will include the exposed surface of the panel on which the

letters are mounted.
Temporary Sign

A temporary sign is intended fo advertise community or civic projects, construction
projects, real estate for sale or lease, or other special events on a temporary basis.

Traffic Control Sign

Traffic control signs are directional signs which direct traffic flow including pave-
ment arrows and signs. Examples: l.oading Zone, Handicapped Parking, No Parking.

Wall Sign

A wall sign is one that is in any manner affixed to any wall of a building or structure.
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Federhart & Associates
6252 Balboa Avenue, Suite 709

San Diego, CA 92117 : -
(714) 278-3365 TRAFFIC AND PARKING STUDIES

TRAFFIC STUDY FOR CHULA VISTA
BAYFRONT MASTER PLAN

Introduction

In September 1984, Federhart & Associates was retained by the
City of Chula Vista's EIR consultant for the City's proposed Bay-
front project. Federhart & Associates was retained to prepare a
traffic study of the Bayfront Master Plan Land Use as it will
impact the existing and proposed circulation system. That traffic
study has now been completed and this report will document its

findings.

The Project

The Chula Vista Bayfront project is to be located in Chula
Vista between the I-5 freeway and San Diego Bay except-for 16 acres
of light industrial land use to be located east of I-5. Figure 1
locates the project, while Figure 2 shows the proposed land use.
Note from the legend that the project will include a variety of
land uses including active residential, industrial, commercial,
and recreational uses along with passive open space and wetlands.
The many uses were derived in order to keep a mix of uses in the
project so that residents could live, work, shop, and play within
the project to the greatest extent possible, thus keeping external

traffic to a minimum.

The Bayfront project of Figure 2 consists of about 440 gross
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JF 84147

acres of developable land west of I-5. Well over 210 gross acres
are already developed mainly as the industrial lands of San Diego
Gas and Electric and the Rohr Corporation. Table 1 shows this
breakdown of gross acres as derived recently by the civil engi-
neer for the EIR consultant. Note on Table 1 that each area has
a letter to identify that parcel. These letters will be retained
throughout this report for identifying net acres, traffic gener-

ation, and traffic assignment units.

Existing Traffic and Circulation

As mentioned above, there already is considerable acreage
of Table 1 developed and generating traffic. Figqure 3 is a sketch
of the existing circulation system with existing daily traffic
(ADT) placed upon it. This existing traffic was derived from a
number of sources and then estimated, where necessary, since no
one source had a complete group of existing traffic counts cover-
ing the entire area.- What is shown is the daily traffic and, in
most cases, these volumes appear quite small and well within
normal street capacities of the type existing or planned for the
project area. Of interest is the total volume of a cordon placed
around the project area lying west of I-5. This total is about
15,880 ADT at the present time, or an average of about 3,200 ADT
on each of the five external access streets.

The traffic volumes on Figure 3, though not great west of

I-5, do cause problems at the freeway approaches and ramps because
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Table 1

Bayfront Land Use by Area

Land Use

Hotel: 304,920 sg.ft., 8 stories (maybe 12)
(400 rooms with conference facilities and
support commercial)

Residential: high density multi-family
(15-30 du/net acre)

Commercial: marine related; allows transient
housing (FAR 0.5)

Marina

Marina: 200 boats {small commercial marina
repair and storage)

Park

Park

Residential: high density multi-family
Office park (FAR 0.5)

Specialty retail (FAR 0.5}
Commercial: highway (FAR 0.25)
Office park (FAR 0.5)

Residential (15-30 du/net acre)
Industrial: business park (FAR 0.5)
Commercial: highway (FAR 0.25)
Commercial: highway (FAR 0.25)
Office park (FAR 0.5)

Commercial: highway (FAR 0.25)

Park

Vacant: marine-oriented industrial -
Port of San Diego

Industrial: mostly Rohr
Vacant: industrial general
Industrial: mostly SDG&E South Bay power plant

FAR = floor area ratio per net acre

-5
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Area
{(gross
acres)

19.0

13.4
2.0

5.7
2.0
8.0
18.1
17.2
8.0
6.0
17.5
8.6
10.2
8.0
11.0
12.0
3.1
2.7

37.0
108.7
14.4
108.8
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JEF 84147

they have such high P.M. peak-hour percentages due to the indus-
trial shift changes. This means that high percentages of the
daily traffic travel during the peak hours and mixes with the more
normal traffic traveling to and from the east at I~5. Since there
are limited solutions, the future alleviation of these existing
peak~hour problems must come principally by staggering industrial
shifts and encouraging other land uses to have their peak hours
earlier or later than the existing peaks.

As can be seen on the existing circulation system of Figure 3,
there is currently limited public access to Chula Vista's bay
front shoreline. The San Diego Unified Port District Boat Launch
and Park located off the westerly extension of "J" Street outside
the Bayfront Plan area provides the only nearby public access to
the bay. Except for Rohr Corporation and some mixed ;ommercial
development immediately adjacent to the freeway, the entire Bay-
front area is vacant. The only public road which extends to the
waterfront is "F" Street. No lateral access extends from the end
of "F" Street. The "D" Street Fill, Gunpowder Point, the Sweet-
water Marsh, and the Vener Farm are completely closed to public use.

The entries to the Bayfront are limited by the off-ramp con-
figuration of I-5 and the location of wetland resources. The
proposed new development is concentrated in the mid-Bayfront and
the "D" Street Fill. At the present time, access 1is available at

"R" Street, "H" Street, and "J" Street. One additional bridge at
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»pt gtreet provides for a connection to the east side of the free-
way but no freeway connection is available.

Because of its location, the "H" Street ramps primarily serve
the Rohr Corporation, and the "J" Street ramps ser;e the marina
and Port lands westerly of Rohr. While "J" Street serves as an
important southerly termination of Tidelands Avenue, "E" Street
will function as the primary gateway to the Bayfront.

At the present time, there is no vehicular access to the "D"
Street Fill area. Off-road vehicles utilize this portion of the
Bayfront, arriving via National City or the areas adjacent to the

railroad levee. When the Sweetwater channel is completed by the

Corps of Engineers, access via National City will be cut off.

Provosed Circulation System

Plan Provisions. Public access to the shoreline is one of

the key provisions of the Bayfront Plan. The plan provides 31
acres of public park and another 33.8 acres of wetland buffer, to
which a portion is accessible to the public. A total of 3.2 miles
of shoreline access is provided. The plan opens up far more
shoreline to the public than is currently available. Figure 4
shows the Circulation Element of the Bayfront plan. Note that, for
the first time, there is a facility (relocated Tidelands Avenue)
that ties together the south part of the plan with the north or
National City end of the plan. Also note that there will be a

number of east/west streets tying the waterfront uses to the
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principal regional access facilities. This plan meets the basic
circulation objectives as expressed below:

1. Provide good regional access to the Bayfront from I-5
and provide for future connections directly to Route 54.

2. Route and design roadways in a manner which minimizes
adverse affects on valuable marshlands, protects lands with high
recreation value, and avoids fragmentation of developable lands
into inadequately sized or located parcels.

3. Create auto-free_zones along the shoreline and other
areas which have unique envircmmental conditions or potential,
and make provision for pedestrians and bicyclists;

4. Reduce dependency upon the private automobile by providing
for complementary public transit service, including smaller "mini-
transit" vehicles or private jitneys and interchange with the
"E® Street trolley station.

5. Transportation Facilities. "Develop the network of

transportation facilities, including freeways, major arterials,
parking areas, and pedestrian and bicycle paths, into a system in
which there is convenient transfer from one mode to another and
an easily understood relationship between the various parts of
the transportation system and the major destinations within the
Bayfront."

6. Traffic Generation. "Avoid congesting the freeways and

connecting arterials by maintaining a mix of land uses where peak

traffic generating periods are staggered throughout the day."

-10-
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7. Scenic Views. "Provide motorists, both on freeways and

on arterials within and adjoining the Bayfront, with enjoyable

scenic experiences."

8. View Intrusion. "Provide sufficient separation between

pedestrian ways, bicycle paths, and roadways to ensure traffic
safety and the elimination of noise, functional disruption, and

visual intrusion by motor vehicles.”

Project Traffic Generation

In order to quantify the proposed project’s traffic impact,
it is first necessary to estimate its future traffic. 1In the
case of the Bayfront project, traffic generation units were
gathered for each land use from SANDAG, CalTrans, the City of San
Diego, and the Institute of Transportation Engineers.. These units
were applied to the various areas of the plan shown on Figure 2
and in Table 1. The Table 1 gross acres and uses were used to
obtain net acres and building sizes which could then be used in
the traffic generation calculations for the new land uses yet to
be built and occupied. Table 2 shows the traffic generation
estimates for each of the new land uses in the Bayfront area.
Note that this table does not include Rohr or SDG&E traffic or
that from the other existing commercial developments in the area.
Note, however, that the last item in Table 2 shows the traffic
coming in the future from the 60% of the existing Port District

marina that is yet to be developed. Figure 4 graphically shows

-11-



Chula Vvista Bayfront Traffic Generation -
Table of New Uses

Area Land Use

A Hotel

B Residential

C Marine Comm'l
D Marina Service
E Marina

F Park

H Park

I Residential

J Office Park

K Spec'lty Retail
L Comm'l Highway
M Office Park

N Residential

0 Ind'l/Bus. PK.
P Comm' 1-Hwy

0 Comm' 1-Hwy

R Office Park

S Comm'1-Hwy

T Park

Ul Marine-oriented

Industry

g2 Ind'l-General
v Ind'l-Low
Pxist. Marina - to
Marina be added

Net

Acres

NA
16.15
11.39

2.0

NA

2.0

8.0
15.39
14.62

5.1
14.88

7.3
8.67

7.65
4.0
6.0
3.1

2.7

31.5
14.4

Table 2

ADT
Units

400 rms.
372 du
11.39 acs.
2.0
200
2.0
8.0
354 du

318.4 .
1000 ft.?2

148.0
1000 f£t.?2

5.1 acs.

324.0
1000 ft.2

168 du

188.8
1000 ft.?2

7.65 acs.
4.0 acs.

acs.
boats
acs.

acs.

6.0 acs.

33.8
1000 ft.?

2.7 acs.

226
1000 ft.?

250.9
1000 £t.?

139.4
1000 ft.?

600 bhoats

-12-

JF 84147

ADT External
Rate ADT ADT
10.0 4000 3600
8.0 2980 2680
168.0 1910 1720
60.0 120 110
3.5 700 630
40.0 80 70
40.0 320 290
8.0 2830 2550
20.0 50990 4580
40.0 5920 5330
300.0 1530 1380
18.0 5180 4660
. 1340 1210
. 760 680
400.0 3060 2750
200.0 800 720
20.0 1180 1060
100.0 3380 3040
40.0 110 100
4.0 910 820
10.0 2510 2260
8.0 1120 1010

3.5 2100 1830
47,930 43,140
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the location of the areas shown in Table 2 and shows the external
traffic generated by each of the area land uses. It is this
traffic from each of the areas that must be.assigned to the pro-
posed circulation system to be sure that it can accommodate the

expected traffic.

Project Traffic Distribution

In order to make a traffic assignment for a project, the
directional traffic distribution percentages must be known in
addition to the traffic generation. In the case of the Chula
Vista Bayfront project, this consultant had SANDAG make a selected
traffic zone trace of the traffic zones contained in the project
as they were defined in the Chula Vista traffic forecast. With
this project zone trace in hand, the directional percentages werxe

derived. Figure 5 shows these directional percentages.

Project Traffic Assignment

Using the project traffic of Table 2 and Figure 4 and the
distributional percentages of Figure 5, é traffic assignment was
made for all the new traffic in the project area. Each of the
areas shown on Figure 4 had an individual assignment made on the
proposed streets in the same manner and on the same route a user
would travel to and from that land use. When all the individual
assignments were completed, they were aggragated and summarized

on one sheet, showing the total new project traffic on each link

~14-
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of the proposed system. Figure 6 shows that total project traffic.
Note that this is all "new traffic" and is in addition to the exist-
ing traffic to and from the existing uses in the area such as the
Rohr Corporation. Note that this assignment shows a total of

43,140 daily new trips approaching I-5 from the west or traveling
south of "J" Street on/Bay Boulevard or traveling north into
National City on Tidelands Avenue. This new total is almost three

times {(2.72 times) the existing total of 15,880 shown on Figure 3.

Traffic Analysis

Since there are six external routes to/from the project area,
the average project traffic on each from Figure 6 is 7,190 ADT.
This is mentioned just to show that the capacities are there if
the project traffic will spread out over all access routes.
gsince Tidelands north to National City is a limited two-lane
roadway with a railroad track, its capacity will be limited to
about 3,000 ADT. If this is set as a limit, then the other five
access routes will have an average of 8,025 ADT of project.traffic.
If this is added to the existing average of 3,200 ADT on the same
five access routes, the combined average is 11,225 ADT. This
average is well within the capacity of the planned street widths
of the external access system.

The above refers only to the average street loadings in the
project area. Actually, the desire of the users of the project

1and uses would change the averages considerably {(see Figure 6).

-16-
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Figure 7 is a combination of existing traffic (Figure 3) and the
desires of the project users {Figure 6) on the planned system.
Note that "E" Street between I-5 and Bay Boulevard has the highest
ADT (20,185). ‘This number would reach 24,155 if the ramps are
not reworked as shown on access scheme D-4. Additionally, since
there would be so many left turns in the 24,155 figure that would
conflict at the entry/exits of the existing diamond ramps, it
would be impossible to serve this 24,155 volume within normal
levels of service. The reader is encouraged to read the Chula
Vista Bayfront Land Use Plan Alternatives Assessment (July 14,
1983) for a detailed analysis of the "E" Street I-5 ramp area.
It also must be remembered that if the 20,185 volume causes prob-
lems in the future, even with the D-4 ramp scheme, the project
area will not be traffic locked. The other access séreets to
the south of "E" all have considerable excess capacity left, and
since the completed circulation system will allow freedom of
movement back and forth between all access points, regular patrons
of the project land uses will quickly learn where they should
travel, at which time of day, in order to avoid any short-time
congestion problems.

With regard to use of non-private vehicle modes of travel
to and from the project land uses, the Circulation Plan of Figure 4
seems very responsive. Note that the heart of the new project

development will take place opposite the proposed "E" Street
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trolley station. Note also that good pedestrian access will con-
nect this station to all the project land uses in this area, thus
enhancing the use of the trolley for access to the project. The
circulation system will also make it very easy, when needed in

the future, for a mini-transit or a tram system to circulate within
the project in the future and then connect to the trolley station.

With regard to bicycle usage, note that the plan provides a
continuation of the Regional Bicycle Route which is being developed
along the east side of San Diego Bay. Note also, however, that
there is also a local bicycle route that allows recreational bike
riders to enjoy the future vistas and other amenities that will be
available within the Bayfront project.

In the mid-Bayfront area, some concern has been expressed as
to the adequacy of the planned access to Gunpowder Point. Access
to Gunpowder Point is a key element of the circulation plan. The
link between the hotel/conference facility on the Point and the
rest of the Bayfront is via two existing levees. The main access
is proposed to be on the southern levee. In order to minimally
disrupt wildlife using the adjacent wetlands, it is proposed to
provide a 20-foot-wide controlled access roadway on the southern
levee. As indicated in Section G (Figure 8), the two-lane road
can be integrated into the levee without undue impact on the
adjacent marshes. In order to raise the roadbed above the 10-foot

elevation, it is proposed to provide structural reinforcement, or
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some equivalent reinforced sloped embankment that minimizes impact
on wetland resources, (fill would result only for minor engineering
requirements to assure road safety). A boardwalk is included as
part of the roadway section but adjacent to the "E" Street Marsh
side only. In addition, screen planting is proposed to reduce the
impact on Vener Pond from automobile traffic and to shield the
wetlands from the street lighting incorporated into the guard rail.
With the estimated maximum ADT of 3,890 on the two-lane roadway
to Gunpowder Point, this consultant can foresee no traffic problems
along the roadway as planned. There are many, many roadways in
this county, state, and country carrying these volumes at much
higher speed on narrow two-lane roads than will be the case here.
Lighting, signing, pavement striping, and raised pavement markers
can make this 20-foot levee roadway safe and adequaté-to carry
the estimated traffic.

A secondary access to Gunpowder Poini is proposed only as an
emergency route with a crash gate located on the levee as shown
in the Circulation Map, Figure 4. The proposed improvements for
this emergency road provide for a soft-surfaced roadbed and a
bridge structure over the breached section of the levee. ©No
changes in the tidal interaction between the pond and Sweetwater
Marsh are envisioned.

The extension of Tidelands Avenue across the Sweetwater Marsh

to National City has been controversial for a long, long time.
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The proposal now contained on the Circulation Element of Figure 4
would seem to be a workable compromise that serves all the interests
involved vet provides a roadway wide enough to accommodate the
3,000 ADT shown on Figures 7 and 6.

The crossing of the Sweetwater Marsh will occur on a combina-
tion of existing levee and viaduct bridging of the wetland. Tide—
lands Avenue will be located on the existing S$DASE railrocad levee
that presently crosses the marsh. In order to accommodate the
infrequent railroad use of the right-of-way, the tracks will be
incorporated into one of the automobile traffic lanes (see Section
B, Figure 9). This roadway section is entirely adequate to accom-
modate the anticipated volumes as long as the traffic control
devices mentioned above for the Gunpowder Point access are aléo
included here, and the parking of railroad cars is not a frequent
occurrence. When ready for pavement marking; the City Traffic
Engineer should carefully drive the roadway and carefully note
where his automobile tires travel with relation to the railroad
tracks. He should then mark the travel lanes so that the auto
tires are not normally running on the rails. This should be so
marked to prevent the tendency of the rails to "throw" a small
vehicle traveling on them, thus possibly causing accidents for

the unwary traveler.

Recommendations and Mitigation Measures

As shown in this report, the overall circulation system will
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have the capacity to support the planned land uses along with the
existing development. As development takes place gradually over
the future years, certain improvements will be necessary to

improve I-5 access along "E" Street. The Circulation Alternatives
Assessment document details the recommended improvements and bridge
widening necessary to improve this important access point.

This consultant also recommends that dual left-turn lanes be
provided from southbound Bay Boulevard to "E" Street and south-
bound Tidelands Boulevard to both "E" Street and "F" Street, thus
accommodating the natural left turns toward I-5 and the east.

It will also be a natural and automatic happening in the future
as new land uses develop, to stagger the peak hours (particularly
of the Industrial and Office uses) so that they do not conflict
with existing or future peak hours. It is strongly fécommended
that this policy be implemented in the future.

There are three major transit improvements recommended for
the Bayfront. They are: (1) the provision of a second trolley
stop in the Bayfront area; (2) the provision of future bus service
to interconnect the Bayfront with the trolley station; and (3) to
encourage the development of privately supported jitneys serving
concentrated employment centers such as Rohr Corporation and the
proposed destination resort hotel/conference facility.

There is a good plan of pedestrian access contained in the

roject's Circulation Element. It is recommended that its
P
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within the 100-foot wetland buffer adjacent to wetlands). Addi-
tionally, joint pedestrian and bicycle use of the Gunpowder Point
paths is permitted. All the bicycle provisions on Figure 4 are
recommended for early implementation.

It is felt that with the improvements to the "E" Street access
route and with the.implementation of the planned circulation
element, with the minor improvements recommended above, the project's
vehicular traffic will be adequately mitigated so that, generally,
the system will function very well.

Additionally, if short-lived problems develop during the peak
hours, thg staggering of peak hours can spread the peaks out so
that all access points can function at improved levels of service,
thus mitigating congestion.

Finally, the plan focuses on providing good transit service
by planning on substantial use of the new trolley station by pro-
viding good pedestrian access and encouraging a mini-bus or tram
service within the project and to the trolley station. Since all
of these remedies for any potential future problems will be self-
evident in the future, and since the problems themselves will
develop only very gradually, it is this consultant's professional
opinion that the project's circulation problems will be adequately

mitigated over the years of development.
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APPENDIX D
AIR QUALITY DATA

1. Statistics. The statistical data used in the air quality compu-
tations are found in Appendix A, Project Data.

2. Computations. The computations of the estimated emissions from
the proposed project are based on methods found in Air Quality Assess-
ment for Environmental Impact Reports (County of San Diego 1976b). These
emission estimates are calculated for the projected vear of completion of
the proposed project. Emissions were computed for the following source
categories:

a. Vehicles. This category includes emissions from motor
vehicles of all types whose use can be attributed to the
project.

b. Power Generation. This category includes emissions produced
in the San Diego Air Basin by the generation of electricity
to supply the power needs of the project.

c. Heating. This category includes emissions resulting from the
burning of natural gas to provide water and space heating for
the project.

3. Emission Factors. Emission calculations are based on “emission
factors," which are statistical averages or quantitative estimates of the
rate at which a pollutant is emitted into the atmosphere as the result of
some activity (such as the combustion of gasoline in vehicles) divided by
the level of that activity (e.g., gallons consumed). The emission factor
thus relates the quantity of pollutants emitted to some indicator of
activity, such as the quantity of fuel burned or the number of miles
traveled. The emission factors used in this report are based on infor-
mation found in Compilation of Air Pollutant Emission Factors (AP-42)
(U.S. Environmental Protection Agency 1977) and information supplied by
Ray Weeks, an environmental management specialist formerly with the San
Diego County APCD.

It should be noted that emission factors and the emission esti-
mates derived from their use are general estimates only and should not be
considered as absolute predictions of future emissions. Emissions that
would be generated by the proposed project are summarized below and in
Tables D-1 and D-2.



AIR QUALITY COMPUTATIONS FOR

Emissions from Motor Vehicles:
Reactive Hydrocarbons
Distance-related
0.61 gram/mile x 254,526 miles/day =

Trip-related
6.70 grams/trip x 43,140 trips/day =

Total =

Carbon Monoxide
Distance-related
7.35 grams/mile x 254,526 miles/day =

Trip-related
45.38 grams/trip x 43,140 trips/day =

Total ] =

Oxides of Nitrogen
Distance-related
2.03 grams/mile x 254,526 miles/day =

Emissions from Power Generation:
Carbon Monoxide
0.156 gram/kwh x 147,698 kwh/day =

Oxides of Nitrogen
1.12 grams/kwh x 147,698 kwh/day =

Sulfur Dioxide
0.017 gram/kwh x 147,698 kwh/day =

Particulates
0.313 gram/kwh x 147,698 kwh/day =

Emissions from Domestic Heating:
Carbon Monoxide
0.907 gram/therm x 2,235 therms/day =

Oxides of Nitrogen
4.54 grams/therm x 2,235 therms/day =

Sulfur Dioxide
0.027 gram/therm x 2,235 therms/day =

Particulates
0.454 gram/therm x 2,235 therms/day =

d-2

1995

155.26

289.04

444, 30

1,870.77

1,957.69

3,828.46

516.69

23.04
165.42
2.51

46.23

2.03
16.15
0.06

1.01

kg/day

kg/day

kg/day

kg/day

kg/day

kg/day

kg/day

kg/day

kg/day

kg/day

kg/day

kg/day

kg/day

kg/day

kg/day
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